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Definitions and Common Abbreviations

The following terms and abbreviations are used throughout this Performance
Evaluation. The definitions are intended to provide the reader with a general
understanding of the terms, not a strict legal definition.

Affiliate - Any company that controls, is controlled by, or is under common control
with another company. A company is under common control with another company
if both companies are directly or indirectly controlled by the same company. A bank
subsidiary is controlled by the bank and is, therefore, an affiliate.

Assessment Area (AA)- A geographic area that consists generally of one or more
MSAs (using the MSA boundaries that were in effect as of January 1 of the calendar
year in which the delineation is made) or one or more contiguous political
subdivisions, such as counties, cities, or towns, in which the bank has its main office,
branches, and deposit-taking ATMs.

Automated Teller Machine (ATM) - An unattended electronic machine in a public
place, connected to a bank’s data system and related equipment and activated by a
bank customer to obtain cash withdrawals and other banking services.

Code of Federal Regulations (CFR) — The codification of general rules published in
the Federal Register by the executive departments and agencies of the Federal
Government.

Census Tract (CT) - Small, locally defined statistical areas within metropolitan
areas. These areas are determined by the United States Census Bureau in an
attempt to group homogenous populations. A CT has defined boundaries per ten
year census and an average population of 4,000.

Commercial Mortgage Backed Security (CMBS) — A market based security that
provides liquidity and diversification to commercial real estate investors and ready
access to capital lenders.

Community Development (CD) — Activities that promote affordable housing for low-
or moderate -income individuals; community services targeted to low- or moderate-
income individuals, promotes economic development by financing businesses or
farms that meet the size eligibility standards of 13 CFR 121.802(a)(2) or have gross
annual revenues of $1 million or less; or that revitalize or stabilize low- or moderate -
income geographies.

Community Development Block Grant (CDBG) — A federal entitlement program
administered by HUD’s Community Planning and Development Office. The purpose
of CDBG funds is to improve communities by providing decent housing, a suitable
living environment, and expanding economic opportunities, principally for persons
with low and moderate incomes.
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Community Development Corporation (CDC) - Non-profit groups accountable to
local residents that rebuild their communities through a wide range of housing,
commercial, job development and other activities. A CDC’s mission is normally
focuses on serving the local needs of low- and moderate-income households.
Resident control usually takes the form of board representation.

Community Development Financial Institution (CDFI) - Specialized financial
institutions that work in market niches that have not been adequately served by
traditional financial institutions. CDFIs provide a wide range of financial products
and services, including mortgage financing for first-time home-buyers, financing for
needed community facilities, commercial loans and investments to start or expand
small businesses, loans to rehabilitate rental housing, and financial services needed
by low-income households and local businesses. In addition, these institutions
provide services that help ensure that credit is used effectively, such as technical
assistance to small businesses and credit counseling to consumers. CDFlIs include
community development banks, credit unions, loan funds, venture capital funds, and
micro-enterprise loan funds, among others.

Community Development (CD) - Affordable housing for low- or moderate-income
individuals; community services targeted to low or moderate-income individuals;
activities that promote economic development by financing businesses or farms that
meet the size eligibility standards of 13 CFR 121.802(a)(2) or have gross annual
revenues of $1 million or less; or, activities that revitalize or stabilize low or
moderate-income geographies.

Community Reinvestment Act (CRA) - The statute that requires the Office of the
Comptroller of the Currency to evaluate a bank’s record of meeting the credit needs
of its local community, consistent with safe and sound operation of the bank, and to
take this record into account when evaluating certain corporate applcations filed by
the bank.

Delegated Underwriting Servicing (DUS) — A program whereby Fannie Mae
purchases eligible multifamily mortgages from a corporation that has been delegated
responsibility for originating, underwriting, closing and delivering such mortgages.

Downpayment Assistance Program (DAP) — A program that assists homebuyers
who qualify for a conventional mortgage but lack cash for the downpayment and
closing costs. DAP sponsors low interest loans for these costs and is open to first-
time homebuyers or buyers who have not owned a home in the prior three years and
qualify as a very low-, low-, or moderate-income household.

Federal National Mortgage Association (FNMA) — Also known as Fannie Mae,
this is a Congressionally chartered corporation that buys mortgages on the
secondary market, pools them, and sells them as mortgage-backed securities to
investors on the open market.
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Federal Home Loan Mortgage Corporation (FHLMC) — Also known as Freddie

Mac, this Congressionally chartered corporation operates much like Fannie Mae
(above).

Full-Scope Review - Performance under the Lending, Investment, and Service
Tests is analyzed considering fully developed performance context, quantitative
factors (e.g., geographic distribution, borrower distribution, total number and dollar
amount of investments, branch distribution) and qualitative factors (e.g., innovation,
complexity).

Geography - A census tract or a block numbering area delineated by the United
States Bureau of the Census in the most recent decennial census.

Government National Mortgage Association (GNMA) — Also known as Ginnie
Mae, this is a wholly owned government corporation that operates within HUD and is
backed by the full faith and credit of the U.S. government. GNMA buys mortgages
from lending institutions, securitizes them, and then sells them to investors.

Home Mortgage Disclosure Act (HMDA) - The statute that requires certain
mortgage lenders that do business or have banking offices in a metropolitan
statistical area to file annual summary reports of their mortgage lending activity. The
reports include such data as the race, gender, and the income of applicants, the
amount of loan requested, and the disposition of the application (e.g., approved,
denied, withdrawn).

Home Mortgage Loans - Such loans include home purchase and home
improvement loans, as defined in the HMDA regulation. This definition also
includes multifamily (five or more families) dwelling loans, loans for the purchase of
manufactured homes and refinancing of home improvement and home purchase
loans.

Housing and Urban Development (HUD) - A U.S. government department that is
principally responsible for federal programs relating to housing and city
improvement. HUD programs include mortgage insurance for homebuyers, low-
income rental assistance, and programs for urban revitalization that are developed in
conjunction with state and municipal authorities.

Individual Development Account (IDA) — Dedicated savings accounts offered to
people whose income is below specified levels and can only be used for purchasing
a first home, education or job training expenses, or capitalizing a small business.

Limited-Scope Review - Performance under the Lending, Investment, and Service
Tests is analyzed using only quantitative factors (e.g., geographic distribution,
borrower distribution, total number and dollar amount of investments, branch
distribution, branch openings and closings).
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Low-Income Housing Tax Credit (LIHTC) - A program through which investors
receive a credit against Federal tax owed in return for providing funds to developers
to help build or renovate housing for low income households.

Median Family Income (MFI) - The median income determined by the United
States Census Bureau every ten years and used to determine the income level
category of geographies. In addition, the median income determined by the
Department of Housing and Urban Development annually that is used to determine
the income level category of individuals. For any given area, the median is the point
at which half of the families have income above it and half below it.

Low-Income - Income levels that are less than 50% of the MFI.
Moderate-Income - Income levels that are at least 50% and less than 80% of
the MFI.

Middle-Income - Income levels that are at least 80% and less than 120% of the
MFI.

Upper-Income - Income levels that are 120% or more of the MFI.

Metropolitan Statistical Area (MSA) - Area defined by the Director of the United
States Office of Management and Budget. MSAs consist of one or more counties,
including large population centers and nearby communities that have a high degree
of interaction.

Mortgage-backed Securities (MBS) - A security that is based on a pool of
underlying mortgages that are typically guaranteed by a government agency for
payment of principal and a guarantee of timely payment.

Private Mortgage Insurance (PMI) — Insurance purchased by the borrower to

protect the lender in the event of default. Typically, lenders require PMI when the
loan-to-value (LTV) ratio is greater than 80 percent.

Qualified Investment - A qualified investment is defined as any lawful investment,
deposit, membership share, or contribution that has as its primary purpose
community development.

Qualified Zone Academy Bond (QZAB) - A federal program to help strengthen
schools serving large concentrations of low-income families.

Small Business Administration (SBA) — A federal agency created to provide
management and financial assistance to small businesses. The SBA guarantees
loans through financial institutions that may be used for working capital, machinery
and equipment, acquisition of real estate, and expansion.

Small Business Investment Companies (SBIC) — Licensed by the SBA, SBICs are
public-private partnerships that provide capital to small businesses for the purpose
of job creation and promoting economic prosperity.
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Small Business Loans - Loans with original amounts of $1 million or less that are:

(1) secured by non-farm non-residential properties; or (2) commercial and industrial
loans to U.S. addresses.

Small Business/Small Farm - A business or farm with $1 million or less in gross
annual revenues.

Small Farm Loans - Loans with original amounts of $500 thousand or less that are:

(1) secured by farmland, or (2) to finance agricultural production and other loans to
farmers.

Tax Increment Financing (TIF) — A development tool designed to help finance
certain eligible improvements to property in designated redevelopment areas by
using the new, or increased tax revenues generated by the project after completion.

Tier 1 Capital - The total of common shareholders' equity, perpetual preferred
shareholders’ equity with non-cumulative dividends, retained earnings and
minority interests in the equity accounts of consolidated subsidiaries.
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Description of Institution

Wells Fargo Bank, National Association (WFB) is an interstate financial institution
headquartered in Sioux Falls, South Dakota. WFB conducts business within 193
assessment areas (AAs) located in twenty-three states and five multi-state MSAs.
WEFB is a wholly owned subsidiary of Wells Fargo & Company (WFC) headquartered
in San Francisco, California. WFC is a diversified financial services company
providing banking, insurance, investments, mortgage and consumer finance
products largely through WFB. Based on asset size, WFC is the fifth largest bank
holding company in the United States with total assets of $428 billion as of
December 31, 2004.

WFB has experienced significant growth largely through aggressive merger and
acquisition activity. Over the evaluation period, WFC acquired five holding
companies making it the largest bank holding company headquartered in the
Western United States. These acquisitions were simultaneously merged into WFB.
WFB consolidated 18 of its bank charters and all of Wells Fargo Bank Northwest,
N.A. into WFB. In addition, in mid 2004, WFB merged Wells Fargo Home Mortgage,
Inc. (WFHM) and Wells Fargo Services Company (WFSC), both operating
subsidiaries, into the bank. Refer to the “History of Mergers and Acquisitions”
section in Appendix A for more details.

As of December 31, 2004, WFB had total assets of $366 billion, deposits of $282
billion and total loans of $279 billion. Approximately 68% of the bank’s loan portfolio
is comprised of real estate loans of which the predominant portion is secured by 1-4
family residential properties. Commercial and industrial loans comprise 13% of the
loan portfolio and loans to individuals for household, family, and personal
expenditures comprise 10% of the portfolio. WFB has a Tier 1 capital base of $24
billion.

At the request of WFB and in accordance with provisions of the CRA, this evaluation
considers affiliate activities. We reviewed community development lending,
services, and investment activity of its parent company and mortgage lending activity
of other bank affiliates.

WEFB is a full service bank with 3,094 bank stores (branches) and 6,268 ATMs in 23
states. The bank offers a full array of retail banking services and loan products.
Although the bank’s business strategy is not limited to any one business endeavor,
its primary focus is retail and wholesale banking with an emphasis on mortgage,
small business and community development lending. WFHM gives the bank the
ability to provide mortgage services to all 50 states through more than 1,000
mortgage stores, the WFB branch network, and the Internet. There are no legal,
financial, or other factors impeding the bank’s ability to help meet the credit needs of
its assessment areas.
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WFB was rated “Outstanding” at the previous CRA evaluation dated October 1,
2001.

Description of Evaluation Process

Evaluation Period/Products Evaluated

Due to a significant volume of corporate activity relative to WFB and its affiliates’
current markets, the periods covered by this evaluation vary widely by state. Unless
otherwise noted, conclusions drawn throughout this evaluation are based upon bank
performance during calendar years 2001 through 2003. At the bank’s request,
community development activities of the bank, other bank subsidiaries, and affiliates
reflect performance through September 30, 2004. Please refer to Appendix A for a
detailed listing of products, entities included in our review, and periods by state or
multi-state MSA.

Selection of Areas for Full-Scope Review

This evaluation targeted 41 of the bank’s 193 delineated AAs for full-scope review.
In each rating area, the AAs that accounted for at least 44% of an area’s WFB
deposits were selected and analyzed using full-scope procedures. Based on the
1990 Census, every multi-state MSA in which the bank has branches in more than
one state also received a full-scope review and rating. Detailed rating narratives are
included for the Minneapolis-St. Paul-Bloomington multi-state MSA and the states of
Arizona, California, Colorado, and Texas. These primary areas account for 70% of
the bank’s total deposits. Abbreviated narratives are included for the remaining full-
scope areas; however, the conclusions were based on similar indepth analysis of
facts and data. For additional information regarding the makeup and consolidation
of AAs, please refer to Appendix A.

Ratings

The overall Lending, Investment, and Service Test ratings for each multi-state MSA
and state are based primarily on conclusions drawn on those areas that received
full-scope reviews, but were also influenced by performance in limited-scope areas.
The Census Bureau’s updated demographic data via the 2000 Census resulted in
demographic changes within the AAs. These changes influenced the lending portion
of this CRA evaluation because demographic comparators for 2001 and 2002 relied
on 1990 Census data and demographic comparators for 2003 relied on 2000
Census data. This CRA Performance Evaluation includes one set of interagency
core tables per state or multi-state MSA (see Appendix D). However, overall ratings
are a blend of three years (2001, 2002, and 2003) performance. In Appendix D,
Table 1 gives an overview of each rating area’s Lending Test and Investment Test
performance over the entire evaluation period. Table 1A gives a snapshot of lending
performance in 2003. When necessary, significant differences in performance by
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year are explained in the state narrative. The reader may obtain 2001 and 2002
data from the Federal Financial Institutions Examinations Council (FFIEC) website.

When determining the Lending Test conclusions by AA:

WFB'’s lending volume reported under the HMDA received slightly more
weight than small business loans. However, both components were weighed
in the context of each rating area’s competition, lending demand, and
community credit needs.

WEFB’s combined geographic and borrower distribution of HMDA and small
business loans provided the most weight to AA Lending Test conclusions.
Significant housing affordability issues influenced our analysis. This attribute
is discussed in each rating area’s performance context section. The most
significant affordability issues were noted in the states of California and
Washington.

Conclusions were also influenced by the scarcity of owner occupied housing
for HMDA lending, and by scant numbers of small businesses in some LMI
geographies.

Qualitative factors, such as the use of innovative and flexible lending
programs provided a lesser amount of weight to conclusions.

Community development lending was considered a neutral or positive impact
to overall Lending Test ratings, based on volume, complexity, and community
impact of the transactions.

Within the bank’s HMDA lending, home purchase lending was weighed more heavily
than refinance because input from community groups throughout the rated areas
supports a greater need for home purchase financing. Generally, home
improvement, multi-family, and small farm lending represents an insignificant portion
of reported lending, and as a result, was not analyzed.

Investment-grant activity and responsiveness to community development needs
initiatives were considered equally throughout the analysis when determining
Investment Test AA conclusions.

The Service Test analysis focuses on WFB’s distribution of branches by income
level of the geography. However, there were numerous instances where a branch
located in a middle- or upper-income census tract was actually right on the border
with a low- or moderate -income tract; literally across the street in many cases, or
within a city block in others. In those instances, the middle- or upper-income branch
provides ready accessibility to the bank’s financial services to both income areas.
Accordingly, our analysis considered the benefit these “bordering branches”
provided to their respective communities. Finally, accessibility to branch offices as
well as branch hours and services provided the most weight when determining
Service Test conclusions. Changes in branch locations and community
development services received a lesser amount of weight to overall conclusions.

10
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Again, community development services are considered a neutral or positive impact
to overall Service Test ratings.

WFB'’s overall rating is a blend of the multi-state MSA and state ratings. Ratings
were determined by considering lending, investment, and service activity in relation
to the bank’s presence (as determined by the volume of deposits) within each AA.
When consolidating AA conclusions into state ratings, communities with a large
banking presence received more weight than those with a small banking presence.
We applied similar standards when consolidating state and multi-state ratings into
the overall bank rating. When anomalies in the local deposit base were evident and
considered, it was explained in the profile narrative for the AA.

Data Integrity

WFB's HMDA data was accurate when submitted. HMDA and small farm lending
data was reviewed and validated. However, the bank’s small business lending
information was not accurate when reported in 2001, 2002 and 2003. The bank’s
own testing identified these data errors. Because of these errors, management, in
consultation with examiners, undertook a comprehensive scrubbing and corrected
the small business lending data. We used the revised data in this evaluation. The
corrected data primarily focused on the reported gross annual revenues of the
businesses. The examiners sampled and validated the scrubbed small business
data. Further, because of the data scrub, market share and market rank for small
business loans were recalculated by WFB and validated by the examination team.
The small business lending market share percentages shown in the evaluation’s
Appendix D standard tables reflect these recalculated percentages.

CD loans, investments, and services submitted by WFB were verified to ensure they
qualified under the regulatory definition for community development.

Community Contacts

This evaluation considered the input received from community members as well as
those obtained through other regulatory sources. In total, we conducted or reviewed
323 contacts with community representatives of affordable housing related
organizations, economic development, and community services within 31 MSAs and
6 rural areas across 21 states. Community contacts indicate a strong need for all
types of affordable housing. This was a common theme with the majority of the
organizations throughout the MSAs and rural areas reviewed. Other identified
needs centered on the provision of community services and the need for small
business development including micro-loans for startups and emerging businesses.
In most of the urban AAs, opportunities for participation in community development
activities are considered good. Refer to the Market Profiles in Appendix B for more
details regarding identified community credit needs in the primary AAs reviewed.

11
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Fair Lending Review

We found no evidence of illegal discrimination or other illegal credit practices.

12
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General Information and Overall CRA Rating Summary

General Information

The CRA requires each federal financial supervisory agency to use its authority,
when examining financial institutions subject to its supervision; to assess the
institution’s record of meeting the credit needs of its entire community, including low-
and moderate-income (LMI) neighborhoods, consistent with safe and sound
operation of the institution. Upon conclusion of such examination, the agency must
prepare a written evaluation of the institution’s record of meeting the credit needs of
its community.

This document is an evaluation of the CRA performance at WFB issued by the
Office of the Comptroller of the Currency, the institution’s supervisory agency, as of
September 30, 2004. The agency evaluates performance in AAs, as they are
delineated by the institution, rather than individual branches. This AA evaluation
may include the visits to some, but not necessarily all of the institution’s branches.
The agency rates the CRA performance of an institution consistent with the
provisions set forth in Appendix Ato 12 CFR Part 25.

Overall CRA Rating

Institution’s CRA Rating: This institution is rated “Outstanding”.

The following table indicates the performance level of WFB with respect to the
Lending, Investment, and Service Tests:

Wells Fargo Bank, N.A.
Performance Tests

Performance Levels Lending Test* Investment Test | Service Test

Outstanding X X X

High Satisfactory

Low Satisfactory

Needs to Improve

Substantial Noncompliance

* The Lending Test is weighted more heavily than the Investment and Service Tests when
arriving at an overall rating.

The narrative that follows supplements the overall performance rating. Additional

narrative regarding performance for each multi-state MSA and state is included in
the Primary Rating Areas and Other Rating Areas sections of this Evaluation. The

13
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numerical tables that reflect data considered during the analysis of WFB’s CRA
performance support the narrative comments. The reader can find those tables in
Appendix D. WFB exhibited “Outstanding” performance in all but two of its rating
areas.

LENDING TEST

During the evaluation period, WFB originated a very large volume of HMDA
and CRA reportable loans in relation to the dollar volume of bank’s deposits in
its AAS.

WFB'’s lending performance is excellent and has positively affected persons
or businesses in LMI geographies as well as persons of different income
levels and businesses of different revenue size.

WFB'’s volume and nature of community development lending enhanced
performance in most of the bank’s AAs.

WFB consistently demonstrates excellent or good Lending Test results in its rating
areas. The bank dominated the markets for mortgage and small loans to
businesses in most of its assessment areas. A comparison of the bank’s deposit
market share to its market shares of HMDA lending and small loans to businesses in
most of its AAs is further evidence of the bank’s overall excellent Lending Test
performance. In a majority of WFB’s AAs, this comparison shows that WFB’s
lending activity is commensurate with, or exceeds, its presence in the market.

The distribution of WFB’s small loans to businesses among geographies of different
income levels is excellent, as the percentages of these loans typically are near to or
exceed the percentage of businesses in LMI geographies. The bank’s HMDA
lending distribution among geographies of different income levels is good, as WFB’s
distribution and market share of lending in LMI geographies is typically near to or
exceeds its overall market share in the respective AA.

The distribution of WFB’s HMDA lending among borrowers of different income levels
is good and the distribution of small business loans among businesses of different
revenue size is excellent. WFB’s market share of home mortgage loans to LMI
borrowers is near its overall market share and WFB’s market share of small loans to
businesses typically exceeded its overall business loan market share and the vast
majority of these loans are in smaller amounts.

WEFB'’s use of flexible mortgage products enhances its efforts to meet the credit
needs in its AAs. Examples include the National Homeownership Program, Down
payment Assistance Program (DAP) and the Community Development Mortgage
Program (CDMP) suite of products in select markets. These products contain
features such as high loan-to-value, down payment as low as 2%, down payments

14
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covered by grants or gifts, and homebuyer education on purchasing and financing a
home. The CDMP is a flexible mortgage product held in the bank’s loan portfolio.
The program is designed to provide flexible underwriting for LMI borrowers earning
80% or less of their respective area’s adjusted median income. The program is
supplemented by a required homebuyer’s education program to ensure the new
homeowners have an understanding of the home buying process. Flexibility in
underwriting criteria includes acceptance of nontraditional credit sources, higher
loan to value ratios, no private mortgage insurance, and availability of gap funding
sources.

WFB'’s volume of lending to businesses with revenues of less than $1 million is
enhanced by the bank’s method of using a statistically based method of evaluating
micro and small business applicants. This underwriting methodology gives WFB the
ability to make accurate predictions of the borrower’s ability to repay, and as a result,
WFB can provide rapid loan approval decisions regularly with minimal
documentation. However, WFB does not continuously obtain revenue information
on borrowers who renew loans under this method.

Because of the wide use of flexible underwriting and products, WFB is a market
leader in HMDA and CRA reportable lending in a majority of its markets.

Community Development Lending

WFB’s community development lending is a positive impact on its Lending Test
performance. The bank originated community development loans that supported
more than 22,000 affordable housing units throughout its AAs. More than 47% of
these units were designated for low-income individuals at or below 50% of average
median income.

Lending Gap Analysis

An analysis of WFB's lending activity for home mortgage loans and small loans to
businesses did not reveal any significant gaps in the geographic distribution of these
loans. No unexplained conspicuous gaps were identified.

Inside/Outside Ratio

An analysis of WFB'’s lending inside and outside of its rating areas was performed
on a bankwide basis. The analysis showed that a substantial majority of the number
of home mortgage loans and small loans to businesses and farms
originated/purchased by the bank during the evaluation period were within its rating
areas.

15
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INVESTMENT TEST

WFB'’s investment activity reflects an excellent level of responsiveness to the
needs of its AAs, particularly affordable housing. In many AAs, the bank has
taken a leadership role in developing and participating in complex investments
involving multiple partners and public and private funding.

During the evaluation period, WFB’s qualified investments totaled more than
$725 million. This volume is considered strong, particularly in light of the limited
investment opportunities in many of the rural communities in which WFB
operates.

WFB has shifted its qualified investment strategy from publicly traded investments to
fewer, more difficult and responsive investments. As a result, the level of current
period investments alone does not reflect the complexity or responsiveness of
WFB’s commitment to its AAs. Legally binding unfunded commitments of $276
million reflect favorably on WFB’s community development involvement. The
volume and nature of qualified investments show responsiveness to the need for
affordable housing. In all, nearly 24 thousand affordable housing units were created
during the evaluation period. In evaluating WFB'’s Investment Test performance, we
also considered the differences in evaluation periods by state. In some AAs where
the dollar amount of qualified investments relative to the bank’s operations in those
rating areas was low, WFB was found to be responsive to identified needs in spite of
limited opportunities to invest.

SERVICE TEST

WEFB’s provision of retail and CD services shows excellent responsiveness to the

banking needs of geographies and individuals of different income levels in its
AAs.

WFB'’s volume and nature of CD services is a positive impact on the bank’s
Service Test.

WFB demonstrates excellent Service Test performance. In most areas, the bank’s
retail service delivery systems are excellent in that they are typically readily
accessible to the LMI populations. With bordering branches considered, the
distribution of branches by income level of the geography compares favorably with
the populations residing there. The bank’s record of opening and closing branches
did not in general adversely affect the accessibility of delivery systems, particularly in
LMI geographies. The bank’s hours of operation and services are typically tailored
to the convenience and needs of communities the bank serves. WFB provided a
level of community development services that positively affected LMI geographies
and LMI individuals. The services typically responded to the CD needs of the areas
the bank serves, with an emphasis on financial literacy.
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Summary of Multi-state Metropolitan Areas and State Ratings

RATINGS — Wells Fargo Bank, N.A.

Overall Bank: Lending Test Investmgnt Servicg Test ngrall
Rating* Test Rating Rating Ratings
Wells Fargo Bank, N.A. (0] @] (0] (0]
Multi-state Metropolitan Statistical Area:
l[;%edngzr:xolme Rock o o HS o
Fargo-Moorhead (ND-MN) O O O O
Las Vegas (NV-AZ) O O O O
Bioommmston it 0 0 0 0
oo Gy 0 0 0 0
State:
Alaska (@) 0] HS (0]
Arizona O 0] HS O
California (0] 0] (0] (0]
Colorado @) HS @) @)
Idaho (0] 0] (0] (0]
lllinois (0] 0] HS @)
Indiana O O O O
lowa O HS HS O
Michigan O O O O
Minnesota 0] LS (0] (0]
Montana O O HS O
Nebraska 0] HS (0] (0]
Nevada 0] o 0] 0]
New Mexico 0] @] HS (0]
North Dakota O HS HS O
Ohio HS @] LS S
Oregon O 0] 0] 0]
South Dakota (@) HS (0] (0]
Texas O o HS 0]
Utah @) @] (0] (0]
Washington @] o O O
Wisconsin (0] HS HS (0]
Wyoming O HS O @)

(*) The Lending Test is weighted more heavily than the investment and Service Tests in the overall rating.
(O) Outstanding; (S) Satisfactory; (HS) High Satisfactory; and (LS) Low Satisfactory.
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PRIMARY RATING AREAS
RECEIVING FULL-SCOPE REVIEW

Minneapolis-St. Paul-Bloomington MN-WI Multi-State MSA

State of Arizona
Phoenix-Mesa MSA

State of California
Los Angeles-Long Beach MSA
Oakland MSA
Orange County MSA
San Diego MSA
San Francisco MSA

State of Colorado
Denver MSA

Texas
Austin-San Marcos MSA
Dallas MSA
Fort Worth-Arlington MSA
Houston MSA
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Minneapolis-St. Paul-Bloomington (MN-WI) Multi-State MSA Rating

CRA rating for the multi-state MSA*: Qutstanding

The Lending Test is rated: Outstanding
The Investment Test is rated: Qutstanding
The Service Test is rated: Outstanding

The major factors that support this rating:

WFB'’s lending levels reflect excellent responsiveness by WFB to the credit
needs of the multi-state MSA;

An excellent distribution of WFB’s loans among borrowers of different income
levels and a good geographic distribution of residential mortgages and loans to
small businesses;

WFB’s community development lending levels had a significantly positive impact
on performance in the multi-state MSA,;

WFB'’s investment volume reflects an excellent level of responsiveness to the
needs of the multi-state MSA; and

WFB'’s provision of services shows an excellent responsiveness to banking
needs.

Description of Institution’s Operations in the Minneapolis-St. Paul-
Bloomington (MN-WI) Multi-State MSA

Of WFB'’s 28 state and multi-state rating areas, the Minneapolis-St. Paul-
Bloomington Multi-State MSA (MMSA) ranks fourth and accounts for 7% of the
bank’s total deposits. WFB is the largest banking institution in this MMSA with 31%
of the market share accounting for $16.3 billion in deposits as of June 30, 2003. The
bank’s primary competitors include US Bank N.A. and TCF National Bank with a
deposit market share of 25% and 6% respectively.

During this evaluation period, significant merger, acquisition, and consolidation
activity occurred in WFB'’s operations in the Minneapolis-St. Paul-Bloomington Multi-
State MSA. Refer to Tables 1-15 of the Minneapolis-St. Paul-Bloomington Multi-
State MSA section of Appendix D for the facts and data used to evaluate the bank’s

L This rating reflects performance within the multi-state MSA. The statewide evaluations do not

reflect performance in the parts of those states contained within the multi-state MSA.
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performance. Also, refer to the market profile for this MMSA in Appendix B for
detailed demographics and other performance context information.

LENDING TEST

Lending Test performance in Minneapolis-St. Paul-Bloomington Multi-State MSA is
rated Outstanding.

Lending Activity

Refer to Table 1 in the in Minneapolis-St. Paul-Bloomington Multi-State MSA section
of Appendix D for the facts and data used to evaluate the bank’s lending activity.

Lending activity in the Minneapolis-St. Paul-Bloomington Multi-State MSA is
excellent. With the leading deposit market share, the bank is also first in market
share for home mortgage lending by both dollar and number. In fact, the bank has
more than double the volume of its nearest competitor. It also ranks second in small
business dollar volume and third in small business number volume. On a combined
basis, WFB is by far the largest lender in the MMSA and clearly dominates lending
amongst its commercial banking competitors. During the evaluation period, WFB
originated or renewed more than 276 thousand loans aggregating over $41 billion in
the MMSA.

Within the context of the bank’s overall lending activity, the volume of home
improvement loans, multi-family loans, and small loans to farms was not sufficient to
have a meaningful impact on Lending Test performance in the Minneapolis-St. Paul-
Bloomington Multi-State MSA full-scope AA. Furthermore, these loans were not
emphasized in the bank’s overall lending strategy. Therefore, performance in those
loan categories will not be analyzed in depth in this rating area.

Distribution of Loans by Income Level of the Geography
Home Mortgage Loans

Refer to Tables 2 through 5 in the Minneapolis-St. Paul-Bloomington Multi-State
MSA section of Appendix D for the facts and data used to evaluate the geographic
distribution of the bank’s home mortgage loan originations/purchases.

During the evaluation period, WFB was the number one lender overall and the
number one lender in LMI geographies and to LMI borrowers for both home
purchase and home refinance lending. WFB’s dominance in LMI geographies and
to LMI borrowers had a positive impact in assessing the bank’s overall lending
performance.
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WEFB’s geographic distribution of home purchase loans within the Minneapolis-St.
Paul-Bloomington Multi-State MSA is good. The portion of loans the bank made in
low-income geographies exceeds the percent of owner occupied units while in
moderate-income geographies the portion is near to the percent of owner occupied
units. The bank’s performance in the 2001 and 2002 timeframe was weaker than its
performance in 2003 but did not significantly influence this conclusion. WFB’s
market share of home purchase loans in low-income geographies is lower than its
overall market share while the bank’s market share in moderate -income geographies
substantially meets the bank’s overall MMSA market share. The bank’s lending
dominance was clearly demonstrated in this market as its lending volumes in LMI
census tracts was more than twice the nearest competitor’s lending.

As noted above, the volume of home improvement loans was insignificant and did
not play a meaningful role in the Lending Test evaluation.

Home refinance loan geographic distribution within the Minneapolis-St. Paul Multi-
State MSA is adequate. The portion of loans originated in LMI geographies was
somewhat lower than percent of owner occupied units within like geographies.
WFB’s market share of these loans in low-income geographies was lower than its
overall market share, but WFB’s market share in moderate-income geographies was
only somewhat lower than the bank’s overall market share within the MMSA. The
bank’s lending dominance was again clearly demonstrated in this market, as its
lending volumes in LMI census tracts were more than twice nearest competitor’s
lending. WFB’s performance was slightly weaker in the 2001 and 2002 timeframe
than in 2003, but had no impact on the rating.

Small Loans to Businesses

Refer to Table 6 in the Minneapolis-St. Paul-Bloomington Multi-State MSA section of
Appendix D for the facts and data used to evaluate the geographic distribution of the
bank’s origination/purchase of small loans to businesses.

The geographic distribution of small loans to businesses in the Minneapolis-St. Paul-
Bloomington Multi-State MSA is good. The distribution of small loans to businesses
in LMI geographies is somewhat lower than the percent of businesses in those
geographies. WFB’s market share of small loans to businesses in low-income
geographies exceeds its overall MMSA market share, while the bank’s market share
of loans in moderate-income geographies substantially meets its overall MMSA
market share. The bank’s market share performance in 2001 and 2002 positively
contributed to its performance for 2003. The bank’s geographic distribution
performance did not substantially differ between the 2001 and 2002 timeframe and
2003.

Small Loans to Farms (not analyzed)
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We reviewed WFB'’s reported small farm loans in the Minneapolis-St. Paul-
Bloomington Multi-State MSA. Because the volume is so low, it would have no
impact on the lending rating; therefore, it was not evaluated.

Multi-Family Loans (not analyzed)

We reviewed the geographic distribution of WFB’s multi-family loan activity,
however, the volumes were insufficient to draw accurate conclusions. Because the
volume would have no impact on the lending rating, it was not evaluated.

Distribution of Loans by Income Level of the Borrower
Home Mortgage Loans

Refer to Tables 8 through 10 in the Minneapolis-St. Paul-Bloomington Multi-State
MSA section of Appendix D for the facts and data used to evaluate the borrower
distribution of the bank’s home mortgage originations/purchases.

WFB’s home purchase loan borrower distribution in the Minneapolis-St. Paul-
Bloomington Multi-State MSA is excellent. The portion of WFB’s loans originated to
low-income borrowers is reasonably near the percent of low-income families within
the MSA. This conclusion considered both the affordability of housing and
availability of owner occupied housing stock in the MMSA. The MMSA'’s market
profile presented in Appendix B provides additional information on the average cost
of housing and the amount of owner occupied housing. Further, WFB’s loans made
to moderate-income borrowers exceeds the percent of moderate-income families
within the MMSA.

WFB’s market share of home purchase loans to low-income borrowers is near to its
overall MMSA market share for this type of loan, while WFB’s market share of loans
to moderate-income borrowers substantially exceeds its overall MMSA market
share. The bank’s lending dominance was clearly demonstrated in this market
segment as its lending volumes to LMI borrowers was more than three times its
nearest competitor’s lending. WFB’s performance did not substantially differ
between the 2001 and 2002 timeframe and 2003.

Home improvement loan borrower distribution was not analyzed.

WFB’s home refinance loan borrower distribution in the Minneapolis-St. Paul-
Bloomington is good. The portion of the bank’s loans originated to low-income
borrowers is somewhat lower than the percent of low-income families within the
MMSA. While, the portion of the bank’s loans originated to moderate-income
borrowers significantly exceeds the percent of moderate-income families. WFB’s
market share of loans to low-income families is somewhat lower than its overall
market share of home refinance loans within the MMSA, while and its market share
of loans to moderate-income families is reasonably near to its overall market share
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for loans of this type. Performance did not substantially differ between the 2001 and
2002 timeframe and 2003.

Small Loans to Businesses

Refer to Table 11 in the Minneapolis-St. Paul-Bloomington Multi-State MSA section
of Appendix D for the facts and data used to evaluate the borrower distribution of the
bank’s origination/purchase of small loans to businesses

The borrower distribution of small loans to businesses in the Minneapolis-St. Paul-
Bloomington Multi-State MSA is excellent. WFB’s loans made to businesses with
revenues of less than $1 million exceeds the percent of businesses within the MMSA
reporting less than $1 million in revenues. WFB’s market share of small loans to
smaller businesses significantly exceeds its overall small loan to business market
share. The bank also makes a significant majority of these loans in smaller
amounts. In fact, the volume of loans under $100M significantly exceeds the
percentage of businesses with revenues of less than $1 million.

Small Loans to Farms (not analyzed)

We reviewed WFB'’s reported small farm loans in the Minneapolis-St. Paul-
Bloomington Multi-State MSA. Because the volume is so low, it would have no
impact on the lending rating; therefore, it was not evaluated.

Community Development Lending

Refer to Table 1 in the Minneapolis-St. Paul-Bloomington Multi-State MSA section of
Appendix D for the facts and data used to evaluate the bank’s level of CD lending.

WFB’s community development lending had a significant/positive impact on the
bank’ lending performance in the MMSA. During the evaluation period, the bank
made 138 loans totaling almost $265 million as compared to $30 million during the
prior evaluation period. A portion of the CD lending (36%) positively affected and
demonstrated responsiveness to affordable housing, an identified and primary credit
need in the Minneapolis-St. Paul-Bloomington Multi-State MSA. In addition, a
significant portion of the CD loans also exhibited complexity, innovativeness, and
WFB assumed a leadership role in many transactions. The bank’s CD lending made
a positive impact on affordable housing, a primary credit need throughout the
Minneapolis-St. Paul-Bloomington Multi-state MSA. More significantly 1043
affordable housing units went to the extremely disadvantaged, those either at less
than 30% of the AMI or involved Section 8 units.

As stated above many of the bank’s CD loans were complex in structure, with
multiple funding sources and parties involved to close the transactions. One
example of a qualified CD loan occurred in 2004, when WFB provided a $2.9 million
construction loan for the development of the 23-unit mixed income townhome
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development, and provided a $340,000 pay-as—you-go Tax Increment Financing
(TIF) for the development. This was a complex transaction in which approximately
17 sources of funding combined to bring the project to fruition, including involvement
from Habitat for Humanity and the Greater Minnesota Housing Corporation.

WEFB funded an $18 million multifamily housing revenue bond to refinance and
improve a 640-unit apartment. Of the 640 units, 623 units are Section 8 housing and
are required to be rented to low-income individuals. The complex includes
educational aspects with a center that promotes self-sufficiency among residents by
providing computers, English as a Second Language classes, Study Buddies for
children, health services, and career training. The bank worked with a local
nonprofit affordable housing developer on the project. In addition, three groups
within WFB — the Public Finance group of Institutional Brokerage and Sales,
Corporate Trust and the WFB Foundation — teamed together on this project. A WFB
team member serves on the nonprofit’'s Board of Directors and is Chairman of its
Advantage Services Committee. Another WFB team member also serves on the
Board of Directors. The layering of lending, investment and service activities further
demonstrate WFB’s multifaceted support of this nonprofit organization and its
affordable housing efforts.

Another example of WFB’s CD efforts is a $1.4 million loan to finance the
construction of a multifamily, affordable housing development in a low-income
census tract, combined with $500,000 in working capital lines of credit to finance
operating expenses for the non-profit involved in this and other similar type projects.
Multiple funding sources were needed for this project. This development will house
and serve 20 families, including 16 homeless families of very low-income. Of the
families that will be living in this development, 50% will have at least one or more
family members who are dual diagnosed (chemical dependency and mental illness)
and disabled because of these problems. The services that will be provided at this
facility include employment counseling, children’s programs, chemical dependency
and substance abuse counseling, education, family services, mental health services
and male-specific ‘father’ programs.

In total, WFB provided $41.6 million in multiple lines of credit to support the Mass
Housing Finance Agency (MHFA). MHFA is an organization that rehabilitates
properties and provides affordable mortgage loans to LMI individuals, as well as
financing to developers of affordable residential rental projects. The purpose of
these lines of credit is to provide bridge financing to fund the Agency’s loan
commitments to third parties pending the arrangement of permanent financing of
housing for LMI families. A secondary purpose of one of the lines of credit was to
serve as a bridge holding facility in order to preserve the Agency’s State allocated
bonding authority. One of the lines went to a specific program where two-thirds of
the families and individuals served have annual incomes under $16,000.

During the evaluation period, WFB provided $3 million in financing to a private,
nonprofit corporation that has assisted more than 13,000 Minnesotans who have
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disabilities and other barriers to employment. The program increases their
vocational self-sufficiency and productivity and helps them find safe, affordable
housing. A portion of the funds were used to improve a building that is used for job
training purposes while the remainder were used for working capital needs.

Product Innovation and Flexibility

WFB'’s Lending Test performance in Minneapolis-St. Paul-Bloomington Multi-State
MSA is enhanced by the offering of bank-wide flexible loan products that help meet
the credit needs of LMI home buyers and small businesses. WFB’s First Time
Homebuyers Program offers flexible underwriting and down payment assistance to
LMI individuals and families. Small business owners benefit from WFB’ Low-Doc 50
product which offers a credit scored, rapid reply approval process. Feedback from
community groups in the Minneapolis-St. Paul-Bloomington Multi-State MSA
indicated that these products were unique and well received.

WFB created a special unit that administers subsidized affordable housing bonds
and DAPs. The unit maintains an up-to-date database of available programs and
the underwriting criteria that are available on line to mortgage originators and
underwriters. The bank uses this information to assist customers by advising them
of and helping them to apply for available programs. The unit was developed to
increase the volume of loans under these programs that predominantly benefit LMI
individuals and households. During the evaluation period, WFB extended 146 bond
loans, totaling over $15 million.

WEFB offers flexible mortgage products to LMI applicants under the Community
Development Mortgage Program suite of products in select markets. Since these
programs provide generous underwriting and do not require Private Mortgage
Insurance (PMI), they are not resalable on the secondary market. WFB originated
631 CDMP loans totaling $82,365,225 in the Minneapolis-St. Paul —Bloomington
Multi-State MSA.

The National Homeownership Program, offered in partnership with Freddie Mac,
allows LMI individuals who would not normally qualify, to obtain financing. The
program is innovative in its underwriting and is not offered by other banks in the
state. During the evaluation period, WFB originated 3,289 loans totaling $385
million in this MMSA.

WEF uses flexible lending programs to enhance its efforts to meet the credit needs in
its AAs, including those of LMI persons and small businesses. The utilization of
flexible lending programs demonstrates additional responsiveness to area credit
needs and had a positive effect on the bank’s overall performance under the lending
test.
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INVESTMENT TEST

Refer to Table 14 in the Minneapolis-St Paul-Bloomington (MN-WI) Multi-State MSA
section of Appendix D for the facts and data used to evaluate the bank’s level of
gualified CD investments.

WFB'’s investment Test performance in the Minneapolis-St Paul-Bloomington Multi-
State MSA is rated Outstanding. WFB has a large volume of investments in the
rating area in relation to its available resources and opportunities. This MMSA saw
a significant increase in community development investments during the evaluation
period increasing from $20 million during the previous evaluation to nearly $127
million during the current evaluation period. This includes 603 grants for
approximately $12.6 million. WFB provided innovation and leadership to several
Minneapolis-St Paul-Bloomington Multi-State MSA based nonprofits during the
evaluation period. Also considered was that while there are numerous investments
available in the MMSA, competition for these investments is high.

WFB's investment and grant activities help address essential identified needs within
the full-scope AA. The bank's investments mostly address the need for affordable
housing with some directed towards small business development. Specifically,
investment activity resulted in the creation 2,928 affordable housing units, a key
need within the AA. These investments ranged from loan pools, LIHTCs, municipal
bonds, revolving loan funds, nonprofits, a GNMA and FNMA securities, grants, and
donations provided financing for more numerous different single-family and multi-
family housing projects, shelters for the homeless, a home for abused/neglected
minors, and senior care centers. Grant activity focused primarily on providing
services to LMI individuals. Prior period investments totaling $3 million and
unfunded commitments of $29 million had a positive impact upon our evaluation of
bank performance, as well. Overall, WFB exhibited excellent responsiveness in the
Minneapolis-St Paul-Bloomington Multi-State MSA. The bank's responsiveness is
shown not only in the type of investments but also in the innovative and complex
nature of the investments. Several examples follow.

Community Reinvestment Fund (CRF) — Since 2000, WFB has invested nearly
$32 millioninto the CRF. The CRF operates a secondary market for targeted small
business, community development, and affordable housing loans. From January
2000 to August 2004, CRF purchased 111 loans from Twin Cities and Minnesota
community lenders totaling $12.7 million. The same amount $12.7 million in cash
was provided back to the Twin Cities and Minnesota communities. Of the 111 loans
purchased, 67 financed Twin Cities businesses or nonprofits, and the remaining
loans supported businesses and nonprofits in greater Minnesota. Total financing,
because of CRF’s participation, was approximately $31 million. There were 535 jobs
created because of the CD effort.

During the evaluation period, WFB provided a great deal of expertise to the CRF in
the structuring of a Multifamily Affordable Housing Commercial Mortgage Backed
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Security (CMBS). WFB worked with the CRF for nearly two years before the CRF
issued its first CMBS in July of 2004, and WFB was a $10 million investor in that
pool. WFB also acted as the trustee bank and underwriter for this CRF transaction.
The CMBS contained 100 percent Low Income Housing Tax Credit (LIHTC)
mortgages. The sale of the CMBS freed up significant financial capacity to allow the
CRF to purchase addition LIHTC mortgages from community development lenders
which in turn helped to create more capacity for LIHTC mortgages throughout the
country.

During the evaluation period WFB helped the CRF with the review and facilitation

of secondary market in small business loan conduits; a market prior to WFB'’s
involvement with the CRF that did not exist. CRF has issued, for several years,
pools of CRA-qualifying small business loans. WFB became an investor in the pools
and facilitated several secondary market transactions furthering the liquidity in the
pools.

Neighborhood Development Center (NDC) — Since 2002, WFB invested $2.2
million in the NDC, a Community Development Financial Institution (CDFI). The
Revolving Loan Fund (RLF) makes loans available to small businesses and other
entrepreneurs from $10,000 to $150,000 through four different funds. NDC targets
prospective borrowers located in lower income areas or those with the best promise
of creating jobs. The loans can be for tenant improvement, equipment purchases,
furniture and fixtures, inventory, real estate, new construction and working capital.
NDC through its RLF has made loans totaling $2.7 million to 134 businesses, mostly
start-up, and all inner city. The WFB investment assisted NDC in expanding its
lending potential beyond those individuals who participate in their training classes.
Besides the RLF, NDC offers community based training and technical support to
residents of inner-city neighborhoods of the twin cities.

WFB played a crucial role in the redevelopment of this complex project and invested
money and time to get this project off the ground. It also required multiple funding
sources, including loans from WFB.

Community Housing Development Corporation (CHDC) — Since 2000, WFB has
invested nearly $15.6 million through CHDC. CHDC is a Minneapolis nonprofit
formed in 1991 that develops, owns, and operates housing for LMI individuals and
families in Minneapolis. WFB is the sole investor for CHDC'’s low-income housing
tax credit investments. WFB investments have helped with the rehabilitation of 134
affordable housing rental units, which helped stabilize and preserve affordable rental
housing, which was vital to the success and economic revitalization of its
neighborhood. This project targeted low-income families.

SERVICE TEST

27



Charter Number: 1741

Service Test performance in the Minneapolis-St. Paul-Bloomington Multi-State MSA
is rated Outstanding. The primary components that support the bank’s rating are the
provision of services that show excellent responsiveness to banking needs and the
high volume of CD services participated in by WFB employees, supplemented by
leadership roles and innovative characteristics.

Retail Banking Services

Refer to Table 15 in the Minneapolis-St. Paul-Bloomington Multi-State MSA section
of Appendix D for the facts and data used to evaluate the distribution of the bank’s
branch delivery system and branch openings and closings.

The analysis of the bank’s distribution of branches primarily focused on the
geographic distribution of the branch by income level of the area. However, the
analysis also showed that there were instances in which a branch located in a
middle- or upper-income geography was actually right on the border with a LMI
geography; literally across the street in many cases, or within a city block in others.
That middle- or upper-income branch provides ready accessibility of the bank’s
financial services to both income areas. Accordingly, the analysis considered the
benefit these “bordering branches” provided to their respective communities. The
analysis only considered border branches when the address was in a middle- or
upper-income area thereby avoiding a double counting effect.

WFB'’s service delivery systems are readily accessible to geographies and
individuals of different income levels in this MMSA. The distribution of the bank’s
branches in LMI geographies exceeds the percentage of the population residing in
those areas. WFB has three branches that directly border moderate-income
geographies significantly augmenting the residents’ access to banking services.
When factoring in these branches, the distribution increases, raising its moderate-
income branch distribution to significantly exceed the population distribution.

WEFB’s branch openings and closings in the MMSA have not adversely affected the
accessibility of the bank’s delivery systems, particularly in LMI geographies. WFB
closed two offices in low-income tracts and opened another. One of the lowincome
closures was a consolidation relating to a merger that created a market overlap.

WFB offers an extensive array of credit and deposit banking products. See the
Lending Test for the impact of the credit products on LMI tracts or borrowers. The
bank also offers a full range of alternative delivery systems including ATMs, banking
by phone or mail, and 24/7 on-line Internet banking. These options give the bank’s
customers an opportunity to choose the method of banking that suits them best.
WFB'’s use of these alternative delivery systems improved the accessibility of
banking services throughout all tracts. WFB did not have demographic information
available on the use of these systems to show that these systems improved delivery
of services specifically to LMI individuals or areas. Therefore, we could not place
significant weight on the systems in our conclusion. The bank’s hours and services
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are comparable among all locations, regardless of the income level of the
geography.

Community Development Services

WFB demonstrated a high level of CD services. The bank’s performance in
providing and participating in CD services in the Minneapolis-St Paul-Bloomington
Multi-State MSA had a positive impact on its Service Test rating. WFB’s high
volume of services is evidence of its responsiveness to the community’s needs.
Further, these services are complemented by their uniqueness and the leadership
provided by WFB participants.

The bank provided 177 services to 88 different groups in the Minneapolis-St Paul
MSA. WFB participants helped to advise local community organizations on
budgeting, financing, investing, project targeting, loan review and fundraising efforts.
Further augmenting these services, bank team members conducted many financial
education, first-time homebuyer, and small business seminars.

Specific highlights of WFB CD service activities include the following:

Development Corporation for Children - A WFB team member served on the loan
committee of the Development Corporation for Children (DCC) from January through
December 2001. In this role, the team member reviewed loan applications on a
monthly basis with the intent to increase the number of licensed daycare providers in
the state as well as to improve the space where the daycare is provided. Founded
in 1991, DCC is dedicated to developing high quality childcare in LMI
neighborhoods. Recognizing a shortage of quality childcare, the task force identified
opportunities to develop innovative support strategies for childcare businesses.
WFB supplemented its CD service by providing a qualified grant to this
organization’s Children’s Finance Revolving Loan Fund (CFRLF), the only loan fund
of its type in the state of Minnesota that makes loans available to childcare facilities
and early childhood education centers. In addition, a WFB team member helped
attract additional investors to the CFRLF. The additional investors in the CFRLF
were a direct a result of WFB coordinating meetings with bank colleagues from other
financial institutions and other private investors.

Phillips Partnership — A WFB team member serves on the Board of the Phillips
Partnership and was instrumental in starting this organization and bringing in other
participants. The Phillips neighborhood is one of the lowest income neighborhoods
in the City of Minneapolis and has been targeted for redevelopment. The Phillips
Partnership is comprised of top executives of prominent corporations and non-profit
organizations, Minneapolis Mayor, and city council members to meet the diverse
needs of this low-income neighborhood. This group works on issues that include
housing, employment, economic development and other issues. An important
element to the economic health of this area was the purchase and renovation of the
former Honeywell Campus by WFHM. The $175 million WFB has spent on this
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project and the addition of thousands of WFB employees into the south Minneapolis
area has had a large impact on the economic growth of this low-income
neighborhood.

Midtown Community Works — A WFB team member chairs the Board of the
Midtown Community Works. This qualified service organization is a multi-sector
partnership between Hennepin County, the City of Minneapolis, Minneapolis Parks
and Recreation, neighborhood associates, nonprofit organizations, and businesses
to transform and revitalize a former railroad corridor — the Midtown Greenway — that
runs across south Minneapolis through many low-income neighborhoods. WFB led
the effort to establish a unique $5 million investment fund to spark the development
of housing in an Empowerment Zone area located in the Midtown Greenway.

Phalen Corridor Initiative — Three WFB team members serve on committees of the
Phalen Corridor Initiative, a very successful multi-sector redevelopment initiative on
the east side of St Paul. One WFB team member chairs the Steering Committee,
while two others sit on the PCI Steering Committee and the PCI Communications
Task Force, respectively. This initiative in a LMI area of St Paul includes
transportation, affordable housing, jobs, and small business development. Fifteen
years ago WFB helped initiate this program and has provided $80 thousand in
financial support during this time. In 2001, WFB opened a full service branch that
helped stabilize this neighborhood and attract new businesses. Since the inception
of this project in 1995, the two and one-half mile stretch of previously blighted and
polluted property is now open to traffic and 19 companies have located there,
bringing more than 2000 jobs to the area.
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State of Arizona Rating

CRA Rating for the State 2: Outstanding
The Lending Test is rated: Outstanding
The Investment Test is rated: Outstanding
The Service Test is rated: High Satisfactory

The major factors that support this rating include:

WEFB’s lending levels reflect excellent responsiveness to the credit needs of its
AAs within the state;

Adequate distribution of WFB’s loans among geographies of different income
levels and an excellent distribution of loans among borrowers of different income
levels throughout its AAs;

WFB'’s use of flexible lending programs positively impacted performance within
the state;

WFB’s community development lending levels positively impacted performance
within the state;

WFB’s investment volume reflects an excellent level of responsiveness to the
needs of the state; and

WEFB'’s provision of services shows a good responsiveness to banking needs
within the state.

Description of the Institution’s Operations in the State of Arizona

Of WFB’s 28 state and multi-state rating areas, Arizona ranks sixth and accounts for
4.8% of the bank’s total deposits with $11 billion as of June 30, 2003. Within
Arizona, WFB operates 232 branch offices and has defined six AAs (including the
Las Vegas (NV-AZ) multi-state MSA?), covering all of the counties and MSAs in the
state. WFB is the third largest banking institution in Arizona with a 20.4% deposit

For institutions with branches in two or more states in a multi-state MSA, this statewide evaluation
does not reflect performance in the parts of the state contained within the multi-state MSA. Refer
to the multi-state MSA rating and discussion for the rating and evaluation of the institution’s
performance in that area.
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market share. The bank’s primary competitors include Bank One, N.A. and Bank of
America, N.A., with deposit market shares of 28% and 20.4%, respectively.

WEFB is a leader in utilizing Small Business Administration (SBA) loans to meet the
needs of small businesses in its AAs. Through its SBA Lending Group the bank
focuses on serving the small business needs of borrowers who do not qualify for
conventional bank loans. This national business unit offers SBA government loan
programs including 7(a), 504, SBA Express, and Low Doc. These programs use
flexible underwriting such as streamlined documentation, high loan-to-value, high
debt-to-income, longer repayment terms, and others. During the evaluation period,
the bank originated 598 SBA loans totaling almost $146 million in Arizona.

In addition, small business owners benefit from WFB’s method of granting loans in
amounts between $5,000 and $100,000. WFB’s Business Direct product uses the
bank’s proprietary credit-scoring model, coupled with direct mail marketing, to target
small businesses. The streamlined application, minimal documentation, and rapid
reply process includes a one-page fax application for an unsecured small business
line of credit. Feedback from community groups in WFB AAs indicated that this
product is well received in the small business community.

During this evaluation period, significant merger and consolidation activity occurred
in WFB'’s operations in Arizona. Refer to the table in Appendix A for details as well
as a listing of WFB’s AAs in Arizona. Also, refer to the market profile for the
Phoenix-Mesa MSA in Appendix B for detailed demographic and other performance
context information.

Selection of Areas for Full-Scope Review

Of WFB’s AAs in Arizona, the Phoenix-Mesa MSA and the Las Vegas (NV-AZ) Multi-
State MSA were selected for full-scope reviews. Performance in the Las Vegas
(NV-AZ) MMSA is evaluated in a separate section of this Performance Evaluation.

For the State of Arizona, the Phoenix-Mesa MSA represents WFB’s most significant
market, accounting for 71% of the bank’s deposits in the state.

LENDING TEST

Lending Test performance in Arizona is rated Outstanding. Based on a full-scope
review, performance in the Phoenix-Mesa MSA is excellent.

Conclusions for Areas Receiving Full-Scope Reviews
Lending Activity

Refer to Table 1 in the State of Arizona section of Appendix D for the facts and data
used to evaluate the bank’s lending activity.
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WEFB’s lending activity in the Phoenix-Mesa MSA reflects excellent overall
responsiveness to credit needs. In this MSA, the top mortgage lender and six of the
ten top small business lenders are entities that do not take deposits from this AA to
fund their operations. Yet, together these lenders made a much larger dollar volume
of loans than did WFB in 2003, thus distorting the relationship between deposit
taking activity and lending activity in this market. Within this context, market rank is
given greater weight than market share in our evaluation. In the Phoenix-Mesa
MSA, WFB ranks first by dollar volume with a deposit market share of nearly 20% as
of June 30, 2003. The bank also ranks first in small loans to businesses by dollar
volume, with a market share of over 24% in 2003. WFB ranks second for home
mortgage loans, with a market share of almost 11%.

Within the context of the bank’s overall lending activity, the volume of home
improvement loans, multi-family loans, and small loans to farms was not sufficient to
have a meaningful impact on Lending Test performance in the full-scope AA.
Furthermore, these products were not emphasized in the bank’s overall lending
strategy. In the Phoenix-Mesa MSA, where WFB made the most small loans to
farms and home improvement loans, each of those loan categories still represented
less than 1% of the bank’s total reported loans by number. Therefore, performance
in those two loan categories will not be analyzed in depth in this State Rating Area.
In addition, in all AA’s, the volume of multifamily loans was negligible.

In the Phoenix-Mesa MSA, WFB also made an excellent volume of CD loans, as
more fully discussed later.

Distribution of Loans by Income Level of the Geography
Home Mortgage Loans

Refer to Tables 2 through 5 in the State of Arizona section of the Appendix for the
facts and data used to evaluate the geographic distribution of the bank’s home
mortgage loan originations/purchases.

Home purchase loan geographic distribution within the Phoenix-Mesa MSA is
adequate. WFB'’s portion of loans made in low-income geographies is significantly
lower than the percent of owner occupied units in like geographies. WFB’s portion
of loans made in moderate-income geographies is somewhat lower than the portion
of owner occupied units in those geographies. Performance is weaker in 2001 —
2002, especially in low-income geographies. WFB’s market share of home
purchase loans in low-income geographies is lower than its overall market share
within the MSA. Performance in the 2001 and 2002 timeframe is weaker than
performance in 2003. However, WFB’s market share of these loans within
moderate-income geographies exceeds its overall market share.
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As noted above, the volume of home improvement loans was insignificant and did
not play a meaningful role in the Lending Test evaluation.

Home refinance loan geographic distribution within the Phoenix-Mesa MSA is poor.
WFB'’s portion of loans originated in low-income geographies is significantly lower
than percent of owner occupied units within like geographies. WFB’s portion of
loans originated in moderate-income geographies is lower than the percent of owner
occupied units within those geographies. WFB’s market share of these loans in low
income geographies was lower than its overall market share. WFB’s market share
in moderate-income geographies is somewhat lower than the bank’s overall market
share within the MSA. Market share performance in moderate -income geographies
is weaker in the years 2001 and 2002 than in 2003, which negatively influenced
conclusions.

Small Loans to Businesses

Refer to Table 6 in the State of Arizona section of the Appendix for the facts and
data used to evaluate the geographic distribution of the bank’s origination/purchase
of small loans to businesses.

WEFB’s geographic distribution of small loans to businesses in the Phoenix-Mesa
MSA is good. WFB's distribution of small loans to businesses in LMI geographies is
somewhat lower than the percent of businesses in like geographies. The bank’s
geographic performance in low-income geographies was somewhat stronger in the
2001 and 2002 timeframe than in 2003. WFB’s market share of small loans to
businesses provided a strong compliment to its geographic distribution as its market
share of loans in low-income geographies exceeded its overall MSA market share.
Further, the bank’s market share of small loans to businesses in moderate-income
geographies is near to its overall MSA market share.

Small Loans to Farms (not analyzed)

We reviewed WFB'’s reported small farm loans in the Phoenix-Mesa MSA. Because
the volume is so low, it would have no impact on the lending rating; therefore, it was
not evaluated.

Multi-family Loans (not analyzed)
We reviewed the geographic distribution of WFB’s multi-family loan activity, however

the volume was insufficient to draw accurate conclusions. Because the volume
would have no impact on the lending rating, it was not evaluated.
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Distribution of Loans by Income Level of the Borrower
Home Mortgage Loans

Refer to Tables 8 through 10 in the State of Arizona section of Appendix D for the
facts and data used to evaluate the borrower distribution of the bank’s home
mortgage originations/purchases.

Home purchase loan borrower distribution in the Phoenix-Mesa MSA is excellent.
This conclusion considered the availability and affordability of housing in the MSA
(see market profile). WFB’s portion of loans originated to low-income borrowers is
lower than the percent of low-income families within the MSA. However, the portion
of loans the bank made to moderate -income borrowers significantly exceeds the
percent of moderate -income families within the MSA. WFB’s market share of home
purchase loans to LMI borrowers significantly exceeded its overall market share for
this type of loan within the MSA. WFB was the dominant bank lender to LMI
borrowers in this MSA, making more than twice the loans to these borrowers
compared to its bank competitors. The bank’s market share performance is similar
in the years 2001 and 2002 compared to 2003.

Home improvement loan borrower distribution was not analyzed.

Home refinance loan borrower distribution in the Phoenix-Mesa is good. This
conclusion considered the availability and affordability of housing in the MSA (see
market profile). WFB’s portion of loans originated to low-income borrowers is lower
than the percent of low-income families within the MSA, with performance in 2003
somewhat stronger than in the 2001 and 2002 timeframe. However, WFB'’s portion
of loans originated to moderate-income borrowers is near to the percent of
moderate-income families in the MSA, with performance in 2003 similar to the
bank’s performance in the prior two years. WFB’s market share of loans to low
income families exceeded its overall market share of home refinance loans within
the MSA, and its market share of loans to moderate-income families is near to its
overall market share for loans of this type.

Small Loans to Businesses

Refer to Table 11 in the State of Arizona section of Appendix D for the facts and
data used to evaluate the borrower distribution of the bank’s origination/purchase of
small loans to businesses.

WEFB’s borrower distribution of small loans to businesses in the Phoenix-Mesa MSA
is excellent. The bank’s percentage of loans to small businesses is near to the
percentage of small businesses in the MSA. While the bank’s market share of small
loans to businesses significantly exceeds its overall small loan to business market
share. In addition, the vast majority of these loans are in smaller amounts.
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Small Loans to Farms (not analyzed)

We reviewed WFB'’s reported small farm loans in the Phoenix-Mesa MSA. Because
the volume is so low, it would have no impact on the lending rating; therefore, it was
not evaluated.

Community Development Lending

Refer to Table 1 in the State of Arizona section of Appendix D for the facts and data
used to evaluate the bank’s lewvel of CD lending.

WFB’s community development lending had a positive impact on the bank’s lending
performance in the PhoenixMesa MSA. During the evaluation period, the bank
originated 115 community development loans totaling $225.5 million. About 44% of
these CD loans were targeted at affordable housing needs, 29% at economic
development needs, 18% at organizations providing community services, and 9% at
revitalization and stabilization needs. The CD loans that financed affordable housing
created more than 1,570 LMI housing units within the MSA. In addition, more than
230 jobs were created through the economic development loans.

Many of the bank’s CD loans were complex in structure, with multiple funding
sources and parties involved to close the transactions. One example occurred in
2004, when WFB provided an $850,000 line of credit for the renovation of a 20-unit
affordable rental property targeting the low-income Native American population. The
complex is service enhanced, with employment training and counseling, pre-
purchase homeownership counseling, health and youth programs, and child
daycare. WFB partnered with a Native American nonprofit organization in this
project, that served as the sponsor and managing partner. This was a complex
transaction in which FHLB grants, a LIHTC, and bank funding combined to bring the
project to fruition.

WFB made a number of high impact CD loans that financed affordable housing
projects in areas specifically targeted by local government for stabilization and
revitalization activity. An example is a $4.7 million loan to help finance construction
of a 110-unit affordable housing project that targets low-income senior citizens. This
project is located in the heart of a designated Drug Enforcement Zone and is part of
a larger effort to eradicate drug dealers and crack houses from this blighted area.
Multiple funding sources for the project included bank financing, Low-Income
Housing Tax Credits (LIHTC), Community Development Block Grant (CDBG) funds,
AHP grant funds, and loans from other sources. Another example is $2.7 million of
construction financing and a $2.1 million permanent loan to help finance a 64-unit
affordable housing project that specifically targets recently homeless individuals and
families, including those with special needs. This is service-enhanced housing that
will draw tenants from transitional housing as part of the multi-step process of
rehabilitating homeless persons back into mainstream society. This project is
located in an area designated as the Phoenix Enterprise Community and is part of a
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larger effort to stabilize and revitalize a blighted area long known as a center for drug
trafficking and prostitution.

These transactions are examples in which bank funding not only provided vitally
needed affordable housing, but also contributed towards the redevelopment of some
of the most unsafe and blighted areas of the MSA. As such, these projects contain
higher than normal risk and are highly responsive to local needs.

In some of the CD loans, WFB coordinated its lending activity with CD investments
and/or services in order to provide maximum support to a project or nonprofit
organization. An example is a CD loan to a developer of affordable housing for a
specific housing project and grants given to the organization to finance its daily
operations. This kind of multi-faceted support tends to maximize the effectiveness of
the bank’s community development activities.

Product Innovation and Flexibility

WFB uses flexible lending programs to enhance its efforts to meet the credit needs
in its AAs, including those of LMI persons and businesses. The use of these
programs enabled the bank to be more effective in meeting community needs for
affordable home loans and loans to businesses. The National Homeownership
Program, offered in partnership with Freddie Mac, allows LMI individuals who would
not normally qualify, to obtain financing. The program is innovative in its
underwriting and is not offered by other banks in the state. During the evaluation
period, WFB originated 3,289 loans totaling $385 million under this program in the
state.

WEFB also created a special unit that administers subsidized affordable housing
bonds and DAPs. The unit maintains an up-to-date database of available programs
and the underwriting criteria that are available on line to mortgage originators and
underwriters. The bank uses this information to assist customers by advising them
of, and helping them to apply for, programs available to them. The unit was
developed to increase the volume of loans under these programs that predominantly
benefit LMI individuals and households. During the evaluation period, 146 bond
loans were extended, totaling over $15 million under this program.

WFB offers flexible mortgage products to LMI applicants under the Community
Development Mortgage Program (CDMP) suite of products in select markets. These
products are funded by WFHM and then held in the bank’s portfolio. Since these
programs provide generous underwriting and do not require Private Mortgage
Insurance (PMI), they are not resalable in the secondary market. WFB originated
227 CDMP loans totaling more than $21 million in Arizona.

The utilization of flexible lending programs demonstrates additional responsiveness

to area credit needs and had a positive effect on the bank’s overall performance
under the lending test.
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Conclusions for Areas Receiving Limited-Scope Reviews

Based on limited-scope reviews, Lending Test performance in the Flagstaff, Tucson,
and Yuma MSAs and the Greater Rural Arizona AA is not inconsistent with the
overall Lending Test performance in Arizona. Performance in limited-scope AAs had
a positive impact the Lending Test rating in Arizona.

INVESTMENT TEST

Investment Test performance in Arizona is rated Outstanding. Based on a full-scope
review, performance in the Phoenix-Mesa MSA is excellent.

Conclusions for Areas Receiving Full-Scope Reviews

Refer to Table 14 in the State of Arizona section of Appendix D for the facts and
data used to evaluate the bank’s performance under the Investment Test.

WEFB'’s investment Test performance in the Phoenix-Mesa MSA is excellent. In this
MSA, WFB’s combined level of investments, risk attributes, complexity, and initiative
are responsive to a wide variety of important community development needs. WFB
made 255 new investments totaling almost $29 million and holds eight prior period
investments totaling $2 million. WFB is an active participant in the use of CD
qualified investments. In addition, it is in competition with other financial institutions
that hold similar or larger deposit market shares in the MSA. About 81% of the
bank’s investments in the MSA were targeted to affordable housing, 9% to
community services, and less than 1% to economic development. Investments in
loan pools, FNMA securities, LIHTCs, municipal bonds, revolving loan funds,
nonprofits, a Native American CDFI, SBICs, CDCs, LISC, grants, and donations
provided financing for more than 27 different single -family and multi-family housing
projects, a home for abused women and children, resident treatment centers, and
shelter for the homeless. In total, these projects provided more than 2,519
affordable rental units to LMI households, including 45 transitional housing units and
35 rental units for LMI Native Americans.

WFB has two prior period investments, a $4 million current period investment, and
grants that benefited Chicanos por la Causa (CPLC). This Latino advocacy group
operates a CDC and a credit union. Through these nonprofit organizations, CPLC
provides affordable housing, financial services, and community services that are
primarily targeted at LMI Latino persons. WFB’s current period $4 million investment
financed the acquisition and rehabilitation of a large affordable rental housing
project. WFB bought the higher-risk, unrated C Series subordinated debt of the
project, behind institutional investors who bought the rated A and B Series debt.

This places the bank in a higher risk position, and therefore is an investment that is
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not routinely made by other investors. WFB has a longstanding involvement with
CPLC, and demonstrates leadership by being the largest investor and by providing
significant ongoing managerial and technical expertise to the organization.

WFB made a $250 thousand investment plus grants to Native American
Connections, Inc., a CDFI. The investment provided pre-development equity-like
funds for the creation/rehabilitation of affordable housing for LMI Native Americans.
The grants helped fund the organization’s operations. In addition to affordable
housing, this nonprofit helps fund treatment centers, counseling, and transitional
housing for LMI Native Americans, and it provides technical assistance and capacity
building expertise to other Native American nonprofits throughout the State of
Arizona. The CDFl is also part of a coalition of five Native American nonprofits that
provide housing, education, health, and other services targeted at LMI persons.
Through its financial support, WFB has a positive impact upon a traditionally under-
served segment of the community.

During the evaluation period, at the request of LISC, WFB modified a prior period
investment in order to forgive a $250 thousand repayment and allow LISC to redirect
the funds toward the creation of a down payment assistance program for LMI
homebuyers. Other investments consisted primarily of contributions to local or
regional organizations providing stabilization and revitalization funding, medical
services, counseling, technical assistance, small business funding, financial
services, redevelopment funding, food banks, emergency shelters for abused
women and youth, homeless shelters, rehabilitation, job training, and other services
to LMI areas or individuals.

Conclusions for Areas Receiving Limited-Scope Reviews

Based on limited-scope reviews, WFB'’s Investment Test performance in the
Flagstaff and Yuma MSAs is not inconsistent with overall performance in the state.
The bank’s performance in the Tucson MSA and the Greater Rural Arizona AA is
somewhat weaker. This performance did not influence the bank’s overall
performance in the state. Weaker performance is centered in a lower amount of
gualified investments relative to the bank’s operations in the AAs. Other than the
statewide investments, whose benefit was proportionally allocated to all of the AAs,
the vast majority of the investments made in the limited-scope AAs consisted of
LIHTCs tied to six different multi-family affordable housing projects. Other
investments benefited a Native American Credit Union, a technology incubator, and
economic development activities in these AA’s. Other investments consisted
primarily of contributions to local or regional organizations providing community
development, housing, and financial services to LMI areas or individuals.

SERVICE TEST

WFB'’s performance under the Service Test is rated High Satisfactory. Performance

39



Charter Number: 1741

in the full-scope Phoenix-Mesa MSA is good. Performance in the limited-scope AAs
did not have a significant impact the Service Test rating in Arizona.

WFB'’s performance was characterized by an overall good distribution of branches
that offer a broad menu of services that are accessible to geographies and
individuals of different income levels. In addition, the bank had a level of CD
services that are responsive to area needs and demonstrate some elements of
innovation and leadership. These CD services provided a positive compliment to
WEFDB’s overall Service Test performance. The bank’s performance was influenced
by a record of opening and closing branches that adversely affected all but low-
income areas. A mitigating factor in this evaluation period was the merger and
consolidation activity that occurred within the corporation, causing the bank to close
some branches to eliminate overlapping service areas and thereby improve
operating efficiency.

Conclusions for Areas Receiving Full-Scope Reviews
Retail Banking Services

Refer to Table 15 in the State of Arizona section of the Appendix for the facts and
data used to evaluate the distribution of the bank’s delivery system and branch
openings and closings.

The analysis of the bank’s distribution of branches primarily focused on the
geographic distribution of the branch by income level of the area. However, the
analysis also considered branches that border LMI geographies (See discussion of
bordering branches in the Ratings section of the Description of Evaluation Process
in this document).

In the Phoenix-Mesa MSA, WFB'’s distribution of branches by income level of
geography was good. While the bank’s distribution of branches was lower than the
population distribution in LMI geographies, bordering branches, as defined above,
enhanced the distribution reflected in the tables in the appendix, significantly
augmenting the residents’ access to banking services. WFB has two bordering
branches to low-income geographies and 12 bordering moderate -income
geographies that improve access to the bank’s services. Alternate delivery systems
help accessibility throughout all geographies. However, WFB did not have
demographic information on the effect these systems had on improving services to
LMI areas or individuals. Therefore, we could not place significant weight on the
systems when drawing our conclusion.

WFB'’s branch opening and closing activity reduced the number of branches in
moderate-income areas in this MSA. During the evaluation period, WFB opened 30
branches and closed 70 branches in the MSA. The overall effect of these closures
was neutral in the low-income geographies, but resulted in a net loss of nine
branches in moderate-income geographies. However, the proximity of remaining
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branches and the supplement of bordering branches helped the bank maintain
overall good accessibility in the MSA.

WEFB offers an extensive array of credit and deposit banking products to serve
individuals, households, small businesses, and small farms. See the Lending Test
for the impact of the credit products on LMI geographies or borrowers. The bank
also offers a full range of alternative delivery systems including ATMs, banking by
phone or mail, and 24/7 on-line Internet banking. These options give the bank’s
customers an opportunity to choose the method of banking that suits them best. In
2004, WFB began a program in the MSA to set up temporary banking services at
two large swap meets on weekends and Wednesday evenings. The bank reports
opening an average of 140 accounts a month with this outreach program, many of
them for Hispanics. During this evaluation period, WFB also began accepting
Mexican Matricula Consular identification for opening new banking accounts. This
practice, in conjunction with its low-fee InterCuenta Express and Dinero Al Instante
wire transfer services to Mexico, enhanced service to the traditionally un-banked
local Hispanic population. WFB was the first bank to offer these services in this
MSA. In addition, WFB piloted their First Home program in this MSA, which is
designed to provide a more personal, seamless progression from first contact, to
education, to loan for first-time homebuyers.

WFB'’s business hours were comparable among all locations regardless of the
income level of the geography. There were no major inconsistencies between
branches in this regard.

Community Development Services

WFB demonstrated an overall good level of community development services. The
bank’s services had a positive impact in the Phoenix-Mesa MSA. We found them
responsive to community needs. This performance was evidenced by WFB’s
volume of CD services; the unique nature of some of the senvces; and the
leadership provided by WFB patrticipants.

WEFB patrticipated in 148 different community development services that benefited 61
different organizations, including organizations that targeted LMI Native Americans
and Hispanics. These services include participation as members on Boards of
Directors, teachers, consultants, council members, committee members, and
advisors. In many cases, this participation was in the form of leadership positions in
these organizations, by assuming officer and director responsibilities. These
activities advised the groups on budgeting, financing, investing, project targeting,
formulating policies and procedures, and developing training curriculums. Further
enhancing these activities, bank employees conducted a number of general banking,
homebuyer, and small business seminars.

Augmenting these services was WFB’s Hands On Banking online financial literacy
program. This bi-lingual program educates the public about general economic and
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banking principles and is available through the Internet and via CD-ROM disks
provided free of charge. Since this program is available to the public, the bank could
not quantify its impact on LMI individuals. WFB collaborated with local libraries to
provide bi-lingual financial literacy and homeownership literature and seminars
targeted to first-time homebuyers and LMI individuals and households. WFB also
partners with several nonprofits to offer Individual Development Accounts that are
matched savings accounts designed to help the working poor build wealth to meet
home purchase, small business, and educational needs.

Conclusion for Areas receiving Limited-scope Reviews

Based on limited-scope reviews, WFB’s Service Test performance in the Yuma MSA
is stronger than the bank’s performance in the full scope AA. The bank’s Service
Test performance is good in the Tucson MSA and not inconsistent with its overall
High Satisfactory performance. However, performance is weaker in the Flagstaff
MSA and the Rural Arizona AA.

Based on limited scope reviews, and considering the effect of bordering branches,
WFB'’s branch distribution in the Yuma MSA was stronger than the distribution in the
full scope AA. There are no low-income geographies in this AA, but the distribution
of branches in moderate-income geographies greatly exceeded the population
distribution in those geographies. Performance in the Tucson MSA was consistent
with overall performance in the full scope AA. Bordering branches did have a
positive impact upon the evaluation of performance in these two limited-scope areas.
Branch distribution in Flagstaff and the Greater Rural Arizona AA, was weaker than
overall performance in the full scope AA. The primary reason for this performance is
the accessible delivery services to moderate-income areas. The net closure of
branches in LMI geographies had a negative effect upon the evaluation of
performance in the Greater Rural Arizona AA, and a neutral effect upon the
evaluation of performance in the Yuma, Tucson, and Flagstaff MSAs. The bank’s
provision of CD services had a positive influence on Service Test performance in the
Tucson MSA, and a neutral influence in the other limited-scope AAs.
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State of California Rating

CRA Rating for the State: Outstanding
The Lending Test is rated: Outstanding
The Investment Test is rated: Outstanding
The Service Test is rated: Outstanding

The major factors that support this rating include:

WFB'’s lending levels reflect an excellent responsiveness to the credit needs of
its AAs within the state;

WFB’s distribution of loans by income level of geographies is good;
WEFB’s distribution of loans among borrowers of different income levels is good;

WFB’s community development lending levels positively impacted performance
within the state;

WFB’s investment activity reflects an excellent level of responsiveness to the
needs of the state; and

WFB'’s provision of services shows excellent responsiveness to area banking
needs.

Description of the Institution’s Operations in the State of California

Of the bank’s 28 state and multi-state rating areas, California ranks first and
accounts for 42% of total bank deposits, or $96.4 billion as of June 30, 2003. WFB
has 30 defined AAs in California, which include every county and MSA in the state.
Within the state, WFB operates 854 branch offices. WFB is the second largest
banking institution in California with 16% of the deposit market share. Primary
competitors include Bank of America, N.A., Washington Mutual Bank, F.A., and
Union Bank of California, N.A., with deposit market shares of 22%, 13%, and 5%,
respectively.

There are unique and significant performance context matters that were considered
when arriving at our conclusions regarding WFB'’s performance in California. These
performance context matters relate to housing costs and corporate deposit
gathering.
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The housing costs in California are among the highest median housing costs in the
country. This issue primarily affects the analysis of the WFB’s Lending Test
performance, but also places greater emphasis on the bank’s efforts to meet
affordable housing needs through CD activities. In each of the bank's full-scope AAs
in California, extremely high housing costs have prevented many LMI families from
obtaining home mortgage loans. Median home values have soared dramatically
over the years, ranging now from $201,400 to over $449,000 in these areas.

Further, poverty levels, which range from 7.58% to 15.13% in these AAs, add to the
challenges of credit qualification for homeownership, particularly for low-income
families.

The housing affordability issue also makes it difficult for lenders to reach
demographic parity. In our evaluation of the WFB's home mortgage le nding
performance, we considered the affordability of housing, the availability of affordable
housing stock, and market dynamics including the market’s total volume of lending
and the number of significant competitors. We evaluated the affordability of housing
using the data included in the MSA Market Profiles. Specifically, we considered
median family income, median housing values, the number of owner occupied
homes in LMI geographies, the average cost of mortgage financing during the
evaluation period, the number of lending competitors active in LMI geographies, and
the makeup of the market’s lenders (banks, thrifts, or other mortgage lenders).

As such, we placed the greatest emphasis on the bank’s market share performance.
Market share not only reflects the lenders relative strength in the market, but its
ability to uniformly attract borrowers from all income levels. In addition, we modified
our expectations in comparing the bank’s performance to market demographics.

A second performance context issue relates to corporate deposits. Bank
management states that a significant dollar portion of its deposit base in the San
Francisco AA are brokered deposits from regional and national corporations. These
deposits are held primarily for corporations not necessarily operating in the San
Francisco AA and in fact, the geographic diversity of their business operations may
extend nationally. Management further states that in the San Francisco AA, such
brokered deposits approximate $18 billion, accounting for about half of the bank’s
deposits in the San Francisco AA. We considered this performance context issue in
our analysis.

Refer to the market profiles for the State of California in Appendix B for detailed
demographic and other performance context information for AAs that received full-
scope reviews.

WEFB is a leader in utilizing SBA loans to meet the needs of small businesses in its
AAs. Through its SBA Lending Group the bank focuses on serving the small
business needs of borrowers who do not qualify for conventional bank loans. This
national business unit offers SBA government loan programs including 7(a), 504,
SBA Express, and Low Doc. These programs use flexible underwriting such as
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streamlined documentation, high loan-to-value, high debt-to-income, longer
repayment terms, and others. During the evaluation period, the bank originated
2,179 SBA loans totaling almost $311 million in California.

In addition, small business owners benefit from WFB’s method of granting loans in
amounts between $5,000 and $100,000. WFB'’s Business Direct product uses the
bank’s proprietary credit-scoring model, coupled with direct mail marketing, to target
small businesses. The streamlined application, minimal documentation, and rapid
reply process includes a one-page fax application for an unsecured small business
line of credit. Feedback from community groups in WFB AAs indicated that this
product is well received in the small business community.

Selection of Areas for Full-Scope Reviews

Of WFB’s 30 AA’s in California, the Los Angeles-Long Beach, Oakland, Orange
County, San Diego, and San Francisco MSAs were selected for full-scope reviews.
Combined, these MSAs account for 75% of the bank’s deposits in California. The
San Francisco MSA accounts for 38% of bank deposits, and is the most significant
AA in the state. The Los Angeles-Long Beach MSA comprises 17% of the bank’s
deposits and is the second most significant AA in the state. The Oakland, Orange
County, and San Diego MSAs together comprise 20% of the bank’s deposits in the
state.

For purposes of analyzing performance and presenting data in this Performance
Evaluation, five nonrMSA AAs have been combined under the Greater Rural
California AA. Refer to the table in Appendix A for details as well as a listing of
WFB’s AAs in California.

LENDING TEST

Lending Test performance in California is rated Outstanding. Based on full-scope
reviews that considered the distribution of bank lending combined with the impact of
the bank’s community development lending activities, performance in the Los
Angeles-Long Beach, Oakland, Orange County, San Diego, and San Francisco
MSAs is excellent. WFB's performance in limited-scope AAs did not influence its
Lending Test Rating for California. The bank’s performance in each of the full-scope
AAs is presented below in alphabetical order.

Conclusions for Areas Receiving Full-Scope Reviews
Lending Activity

Refer to Table 1 in the State of California section of Appendix D for the facts and
data used to evaluate the bank’s lending activity.
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WEFB’s lending activity in the Los Angeles-Long Beach MSA reflects excellent overall
responsiveness to area credit needs. In this MSA, three of the ten top mortgage
lenders and six of the ten top small business lenders are entities that do not take
deposits from this AA to fund their operations. Yet, together these lenders made a
much larger dollar volume of home mortgage loans and almost as large a dollar
volume of small loans to businesses as did WFB in 2003, thus distorting the
relationship between deposit taking and lending in this market. In the Los Angeles-
Long Beach MSA, WFB ranks third by dollar volume with a deposit market share of
9% as of June 30, 2003. However, the bank ranks first in small loans to businesses
by dollar volume, with a market share of over 22% in 2003. In addition, WFB ranks
fourth for home mortgage loans with a market share of over 8%. In the Los Angeles-
Long Beach MSA, WFB also made an excellent volume of CD loans, as more fully
discussed later.

WEFDB’s lending activity in the Oakland MSA reflects excellent overall responsiveness
to credit needs. In the Oakland MSA, WFB ranks second by dollar volume with a
deposit market share of 16% as of June 30, 2003. However, the bank ranks first in
both small loans to businesses and home mortgage loans by dollar volume, with
market shares of 29% and 12%, respectively in 2003. In the Oakland MSA, WFB
also made an excellent volume of CD loans.

WEFDB’s lending activity in the Orange County MSA reflects excellent overall
responsiveness to area credit needs. In this MSA, WFB ranks third by dollar volume
with a deposit market share of 13% as of June 30, 2003. However, the bank ranks
first in small loans to businesses by dollar volume, with a market share of 29% in
2003. In addition, WFB ranks fourth in home mortgage loans by dollar volume, with
a market share of 9% in 2003. In the Orange County MSA, WFB also made an
excellent volume of CD loans.

WFB'’s lending activity in the San Diego MSA reflects excellent overall
responsiveness to area credit needs. In this MSA, WFB ranks third by dollar volume
with a deposit market share of 14% as of June 30, 2003. However, the bank ranks
first in small loans to businesses by dollar volume, with a market share of 23% in
2003. WFB ranks third in home mortgage loans by dollar volume, with a market
share of 9% in 2003. In the San Diego MSA, WFB also made an excellent volume
of CD loans.

WFB'’s lending activity in the San Francisco MSA is also excellent. With the leading
deposit market share of 34% in 2003, the bank has the first ranking (29%) and third
ranking (12%) market shares for small loans to business and home mortgage loans
within the MSA, respectively. The bank made a good volume of CD loans.

Within the context of the bank’s overall lending activity, the volume of home
improvement loans, multi-family loans, and small loans to farms was not sufficient to
have a meaningful impact on Lending Test performance. Furthermore, these
products were not emphasized in the bank’s overall lending strategy. Each of these
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three products equaled less than 1% of the bank’s total reported loans by number.
Therefore, performance in these three loan categories will not be analyzed in depth
in this state rating area.

Distribution of Loans by Income Level of the Geography
Home Mortgage Loans

Refer to Tables 2 through 5 in the State of California section of Appendix D for the
facts and data used to evaluate the geographic distribution of the bank’s home
mortgage loan originations/purchases.

LOS ANGELES-LONG BEACH MSA: WFB’s geographic distribution of home
purchase loans within the Los Angeles-Long Beach MSA is good. WFB'’s lending
activity in low-income geographies significantly exceeds the percent of owner
occupied units in like geographies. WFB'’s lending activity in moderate-income
geographies near to the percent of owner occupied units in like geographies. WFB'’s
market share of home purchase loans in LMI geographies is somewhat lower than
its overall market share in the MSA, with the bank’s performance in the 2001 and
2002 timeframe somewhat stronger than it was in 2003.

As noted above, the volume of home improvement lending in the Los Angeles-Long
Beach MSA was insignificant and did not play a meaningful role in the Lending Test
evaluation.

WEFB'’s geographic distribution of home refinance loans within the Los Angeles-Long
Beach MSA is adequate. WFB'’s lending activity in LMI geographies is lower than
the percent of owner occupied units in like geographies. In LMI geographies, the
bank’s performance was somewhat stronger in 2003 than in the 2001 and 2002
timeframe. WFB’s market share of home refinance loans in LMI geographies is
lower than the bank’s overall market share within the MSA.

OAKLAND MSA: WFB'’s geographic distribution of home purchase loans within the
Oakland MSA is good. WFB'’s lending activity in low-income geographies exceeds
the percent of owner occupied units in like geographies. WFB’s lending activity in
moderate-income geographies is near to the percent of owner occupied units in like
geographies. During the 2001 and 2002 period, the bank’s performance in low-
income geographies was weaker than 2003, which negatively influenced our
conclusion. In addition, WFB’s market share of home purchase loans in LMI
geographies is somewhat lower than the bank’s overall market share in these
geographies.

The volume of home improvement lending in the Oakland MSA was insignificant and
did not play a meaningful role in the Lending Test evaluation.
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WEFB'’s geographic distribution of home refinance loans within the Oakland MSA is
adequate. WFB'’s lending activity in LMI geographies is lower than the percent of
owner occupied units in like geographies. In LMI geographies, the bank’s
performance was somewhat stronger in 2003 than in the 2001 and 2002 timeframe.
WFB’s market share of home refinance loans in LMI geographies is somewhat lower
than its overall market share within the MSA.

ORANGE COUNTY MSA: WFB'’s geographic distribution of home purchase loans
within the Orange County MSA is good. WFB’s lending activity in low-income
geographies is somewhat lower than the percent of owner occupied units in like
geographies. WFB'’s lending activity in moderate-income geographies is lower than
the percent of owner occupied units in like geographies. During the 2001 and 2002
period, the bank’s performance in LMI geographies was stronger than 2003, which
positively influenced our conclusion. In addition, WFB’s market share of home
purchase loans in low-income geographies is somewhat lower than the bank’s
overall market share within the MSA with performance significantly stronger in the
2001 and 2002 timeframe than in 2003. WFB’s market share of home purchase
loans in moderate -income geographies is lower than the bank’s overall market share
within the MSA.

The volume of home improvement lending in the Orange County was insignificant
and did not play a meaningful role in the Lending Test evaluation.

WFB'’s geographic distribution of home refinance loans within the Orange County
MSA is adequate. WFB'’s lending activity in LMI geographies is lower than the
percent of owner occupied units in like geographies. In low-income geographies, the
bank’s performance was significantly better in the 2001 and 2002 timeframe; but in
moderate-income geographies, performance was better in 2003. WFB’s market
share of home refinance loans in LMI geographies is somewhat lower than the
bank’s overall market share within the MSA. In low-income geographies, market
share performance is significantly better in the 2001 and 2002 timeframe than in
2003.

SAN DIEGO MSA: WFB’s geographic distribution of home purchase loans within the
San Diego MSA is excellent. WFB’s lending activity in low-income geographies
significantly exceeds the percent of owner occupied units in like geographies.
WFB'’s lending activity in moderate-income geographies exceeds the percent of
owner occupied units in like geographies. WFB’s market share of home purchase
loans in LMI geographies exceeds the bank’s overall market share within the MSA.
The bank’s performance was similar in the 2001 and 2002 timeframe.

The volume of home improvement lending in the San Diego MSA was insignificant
and did not play a meaningful role in the Lending Test evaluation.

WFB'’s geographic distribution of home refinance loans within the San Diego MSA is
good. WFB’s portion of loans originated in low-income geographies is near to the
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percent of owner occupied units within like geographies, with performance in low-
income geographies significantly stronger in 2003 than in the 2001 and 2002
timeframe. The bank’s lending activity in moderate -income geographies is
somewhat lower than the percent of owner occupied units in like geographies.
WFB’s market share of home refinance loans in LMI geographies is near to its
overall market share within the MSA, with the bank’s performance somewhat
stronger in 2003 than in the 2001 and 2002 timeframe.

SAN FRANCISCO MSA: WFB'’s geographic distribution of home purchase loans
within the San Francisco MSA is excellent. WFB’s lending activity in low-income
geographies significantly exceeds the percent of owner occupied units in like
geographies. WFB'’s lending activity in moderate-income geographies exceeds the
percent of owner occupied units in like geographies. WFB’s market share of home
purchase loans in low-income geographies significantly exceeds its overall market
share within the MSA, and its market share in moderate-income geographies is near
to its overall market share. The bank’s performance was similar in the 2001 and
2002 timeframe.

The volume of home improvement lending in the San Francisco MSA was
insignificant and did not play a meaningful role in the Lending Test evaluation.

WFB’s geographic distribution of home refinance loans within the San Francisco
MSA is good. WFB'’s portion of loans originated in low-income geographies exceeds
the percent of owner occupied units within like geographies, with performance in
low-income geographies stronger in 2003 than in the 2001 and 2002 timeframe.

The bank’s lending activity in moderate-income geographies is lower than the
percent of owner occupied units in like geographies. WFB’s market share of home
refinance loans in low-income geographies is near to its overall market share, and in
moderate-income geographies, performance is somewhat lower than its overall
market share within the MSA. Market share performance in low-income
geographies is stronger in 2003 than in the 2001 and 2002 timeframe.

Small Loans to Businesses

Refer to Table 6 in the State of California section of Appendix D for the facts and
data used to evaluate the geographic distribution of the bank’s origination/purchase
of small loans to businesses.

LOS ANGELES-LONG BEACH MSA: WFB’s geographic distribution of small loans
to businesses in the Los Angeles-Long Beach MSA is excellent. WFB’s portion of
small loans to businesses originated in low-income geographies is somewhat below
the percent of businesses in like geographies. In lowincome geographies,
performance in the 2001 and 2002 timeframe is somewhat better than in 2003.
WFB’s portion of small loans to businesses originated in moderate-income
geographies is near to the percent of businesses in like geographies. WFB’s market
share of small loans to businesses in low-income geographies exceeds its overall
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market share of such loans in the MSA, and its market share of loans in moderate -
income geographies is near to its overall market share.

OAKLAND MSA: WFB'’s geographic distribution of small loans to businesses in the
Oakland MSA is excellent. WFB’s portion of small loans to businesses originated in
LMI geographies is somewhat below the percent of businesses in like geographies.
The bank’s performance in low-income geographies was somewhat stronger in the
2001 and 2002 timeframe than in 2003. WFB’s market share of small loans to
businesses in LMI geographies exceeds its overall market share of such loans in the
MSA, with performance in moderate -income geographies somewhat stronger in
2003 than in the 2001 and 2002 timeframe.

ORANGE COUNTY MSA: WFB'’s geographic distribution of small loans to
businesses in the Orange County MSA is excellent. WFB’s portion of small loans to
businesses originated in LMI geographies is near to the percent of businesses in like
geographies. WFB’s market share of small loans to businesses in low-income
geographies exceeds its overall market share of such loans in the MSA, and its
market share of loans in moderate-income geographies is near to its overall market
share, with performance in the 2001 and 2002 timeframe somewhat stronger than in
2003.

SAN DIEGO MSA: WFB'’s geographic distribution of small loans to businesses in the
San Diego MSA is good. WFB'’s portion of small loans to businesses originated in
LMI geographies is somewhat lower than the percent of businesses in like
geographies. WFB’s market share of small loans to businesses in LMI geographies
is near to its overall market share of such loans in the MSA, with performance in low-
income geographies somewhat stronger in the 2001 and 2002 timeframe than in
2003.

SAN FRANCISCO MSA: WFB’s geographic distribution of small loans to businesses
in the San Diego MSA is excellent. WFB'’s portion of small loans to businesses
originated in low-income geographies is near to the percent of business in like
geographies. The distribution of small loans to businesses in moderate-income
geographies exceeds the percent of businesses in like geographies. The bank’s
distribution performance in LMI geographies is somewhat stronger in the 2001 and
2002 timeframe than in 2003. WFB'’s market share of small loans to businesses in
LMI geographies exceeds its overall market share of such loans in the MSA.

Small Loans to Farms (not analyzed)
We reviewed WFB’s reported small farm loans in the Los Angeles-Long Beach,
Oakland, Orange County, San Diego, and San Francisco MSAs. Because the

volume is so low, it would have no impact on the lending rating; therefore, it was not
evaluated.
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Multi-Family Loans (not analyzed)

We reviewed the geographic distribution of WFB’s multi-family loan activity,
however, the volumes were insufficient to draw accurate conclusions. Because the
volume would have no impact on the lending rating, it was not evaluated.

Distribution of Loans by Income Level of the Borrower
Home Mortgage Loans

Refer to Tables 8 through 10 in the State of California section of Appendix D for the
facts and data used to evaluate the borrower distribution of the bank’s home
mortgage originations/purchases.

It is again important to note that housing costs in all of the full-scope MSAs in
California have escalated rapidly, often at a faster pace than personal income levels.
The result of this trend is that housing affordability is a significant obstacle for all
lenders active in these markets, making it unusually difficult to achieve parity with
demographic comparators. Therefore, our analysis considered the volume of
lending created by all lenders within each income category. For this reason, in our
analysis of borrower distribution of home mortgage loans we placed greater
emphasis on market share and WFB’s ability to generate loans within the market
segment as being a better indicator of the bank’s performance.

LOS ANGELES-LONG BEACH MSA: WFB'’s distribution of home purchase loans by
income level of the borrower in the Los Angeles-Long Beach MSA is good. WFB'’s
portion of loans originated to LMI borrowers is significantly lower than the percent of
families that fall within this MSA’s income categories. An exception to that pattern of
distribution occurred in the 2001 and 2002 timeframe, when the bank’s portion of
loans made to moderate-income borrowers was near to the percent of moderate-
income families. The bank’s market share of home purchase loans to LMI borrowers
significantly exceeds WFB’s overall market share for this type of loan within the
MSA.

The volume of home improvement lending in the Los Angeles-Long Beach MSA was
insignificant and did not play a meaningful role in the Lending Test evaluation.

WFB'’s distribution of home refinance loans by income level of the borrower in the
Los Angeles-Long Beach MSA is adequate. WFB'’s portion of loans originated to
LMI borrowers is significantly lower than the percent of families that fall within the
MSA'’s income categories. The bank’s market share of loans to LMI families is
below WFB'’s overall market share of home refinance loans in the MSA. The bank’s
performance in lending to low-income families in 2003 is stronger than it was in the
2001 and 2002 timeframe.
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OAKLAND MSA: WFB's distribution of home purchase loans by income level of the
borrower in the Oakland MSA is good. WFB'’s portion of loans originated to low-
income borrowers is significantly lower than the percent of low-income families in the
MSA. However, the portion of loans made by the bank to moderate-income
borrowers is only somewhat lower than the percent of moderate-income families.
WFB’s market share of home purchase loans to low-income borrowers exceeded its
overall market share of such loans while its market share of loans to moderate-
income borrowers significantly exceeded its overall market share of such loans
within the MSA.

The volume of home improvement lending in the Oakland MSA was insignificant and
did not play a meaningful role in the Lending Test evaluation.

WFB’s distribution of home refinance loans by income level of the borrower in the
Oakland MSA is adequate. WFB'’s portion of loans originated to low-income
borrowers is significantly lower than the percent of low-income families within the
MSA. The portion of loans originated to moderate-income borrowers is only lower
than the percent of moderate-income families within the MSA. For LMI borrowers,
WEFB’s distribution performance was somewhat stronger in 2003 than it was in the
2001 and 2002 timeframe. The market share of loans to LMI families is somewhat
lower than the bank’s overall market share of home refinance loans within the MSA.

ORANGE COUNTY MSA: WFB'’s distribution of home purchase loans by income
level of the borrower in the Orange County MSA is good. WFB'’s portion of loans
originated to low-income borrowers is significantly lower than the percent of low-
income families in the MSA. However, the portion of loans made by the bank to
moderate-income borrowers is only somewhat lower than the percent of moderate-
income families. In the 2001 and 2002 timeframe, the bank’s performance was
significantly better than in 2003, with lending activity actually exceeding the
demographic to moderate-income families. WFB’s market share of home purchase
loans to low-income borrowers exceeded its overall market share of such loans
while its market share of loans to moderate -income borrowers significantly exceeded
its overall market share of such loans within the MSA.

The volume of home improvement lending in the Orange County MSA was
insignificant and did not play a meaningful role in the Lending Test evaluation.

WFB'’s distribution of home refinance loans by income level of the borrower in the
Orange County MSA is adequate. WFB’s portion of loans originated to low-income
borrowers is significantly lower than the percent of low-income families within the
MSA. The portion of loans originated to moderate-income borrowers is only lower
than the percent of moderate-income families within the MSA. The bank’s
performance is somewhat stronger in lending to moderate -income families in the
2001 and 2002 timeframe than in 2003. WFB’s market share of loans to LMI
borrowers is somewhat lower than the bank’s overall market share of home
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refinance loans within the MSA. In the 2001 and 2002 timeframe, the bank’s
performance to moderate-income borrowers was stronger than in 2003.

SAN DIEGO MSA: WFB'’s distribution of home purchase loans by income level of
the borrower in the San Diego MSA is good. WFB'’s portion of loans originated to
low-income borrowers is significantly lower than the percent of low-income families
within the MSA. The portion of loans the bank made to moderate-income borrowers
is only lower than the percent of moderate-income families; performance in the 2001
and 2002 timeframe was stronger than in 2003. WFB’s market share of home
purchase loans to low-income borrowers is near to the bank’s overall market share
with significantly stronger performance in the 2001 and 2002 timeframe than in
2003. The bank’s market share of moderate-income borrowers significantly exceeds
its overall market share for this type of loan within the MSA, particularly in 2003.

The volume of home improvement lending in the San Diego MSA was insignificant
and did not play a meaningful role in the Lending Test evaluation.

WFB’s distribution of home refinance loans by income level of the borrower in the
San Diego MSA is adequate. WFB'’s portion of loans originated to LMI borrowers is
significantly lower than the percent of families that fall within the MSA’s income
categories. WFB’s market share of loans to LMI families is below its overall market
share of home refinance loans within the MSA. The bank’s market share
performance is stronger in the 2001 and 2002 timeframe than in 2003.

SAN FRANCISCO MSA: WFB's distribution of home purchase loans by income level
of the borrower in the San Francisco MSA is good. WFB'’s portion of loans
originated to low-income borrowers is significantly lower than the percent of families
that fall within that income category in the MSA. WFB'’s portion of loans originated to
moderate-income borrowers is only lower than the percent of families that fall within
that income category. However, WFB’s market share of home purchase loans to
LMI borrowers significantly exceeds the bank’s overall market share for this type of
loan within the MSA.

The volume of home improvement lending in the San Francisco MSA was
insignificant and did not play a meaningful role in the Lending Test evaluation.

WFB'’s distribution of home refinance loans by income level of the borrower in the
San Francisco MSA is adequate. WFB’s portion of loans originated to low-income
borrowers is significantly lower than the percent of low-income families within the
MSA. WFB'’s portion of loans originated to moderate-income borrowers is only lower
than the percent of families that fall within that income category. The bank
performance for LMI borrowers is somewhat better in the 2003 timeframe. WFB'’s
market share of loans to LMI families is below the bank’s overall market share of
home refinance loans within the MSA.
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Small Loans to Businesses

Refer to Table 11 in the State of California section of Appendix D for the facts and
data used to evaluate the borrower distribution of the bank’s origination/purchase of
small loans to businesses.

Our analysis not only considered the comparison of AA demographics to lending
distribution but also the size of loans originated or renewed and more importantly the
market for small business loans. The analysis gave greater weight to the bank’s
ability to provide loans to the market segment then to meeting the market
demographics.

LOS ANGELES-LONG BEACH MSA: WFB's distribution of loans to small
businesses based on the revenue size of the business in the Los Angeles-Long
Beach MSA is excellent. WFB’s percentage of loans to small businesses is
somewhat lower than the percentage of small businesses in the MSA. WFB’s
market share of small loans to businesses significantly exceeds its overall business
loan market share. In addition, the vast majority of these loans are in smaller
amounts.

OAKLAND MSA: WFB's distribution of loans to small businesses based on the
revenue size of the business in the Oakland MSA is excellent. WFB’s percentage of
loans to small businesses is somewhat lower than the percentage of small
businesses in the MSA. WFB'’s market share of small loans to businesses
significantly exceeds its overall business loan market share. In addition, the vast
majority of these loans are in smaller amounts.

ORANGE COUNTY MSA: WFB's distribution of loans to small businesses based on
the revenue size of the business in the Orange County MSA is excellent. WFB’s
percentage of loans to small businesses is somewhat lower than the percentage of
small businesses in the MSA. WFB'’s market share of small loans to businesses
significantly exceeds its overall business loan market share. In addition, the vast
majority of these loans are in smaller amounts.

SAN DIEGO MSA: WFB'’s distribution of loans to small businesses based on the
revenue size of the business in the San Diego MSA is excellent. WFB’s percentage
of loans to small businesses is somewhat lower than the percentage of small
businesses in the MSA. WFB’s market share of small loans to businesses
significantly exceeds its overall business loan market share. In addition, the vast
majority of these loans are in smaller amounts.

SAN FRANCISCO MSA: WFB’s distribution of loans to small businesses based on
the revenue size of the business in the San Francisco MSA is excellent. WFB’s
percentage of loans to small businesses is somewhat lower than the percentage of
small businesses in the MSA. WFB’s market share of small loans to businesses
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significantly exceeds its overall business loan market share. In addition, the vast
majority of these loans are in smaller amounts.

Small Loans to Farms (not analyzed)

We reviewed WFB'’s reported small farm loans in the Los Angeles-Long Beach,
Oakland, Orange County, San Diego, and San Francisco MSAs. Because the
volume is so low, it would have no impact on the lending rating; therefore, it was not
evaluated.

Community Development Lending

Refer to Table 1 in the State of California section of Appendix D for the facts and
data used to evaluate the bank’s level of CD lending.

LOS ANGELES-LONG BEACH MSA: WFB’s community development lending had a
positive impact on the bank’s lending performance in the Los Angeles-Long Beach
MSA. During the evaluation period, the bank originated 65 community development
loans totaling almost $223 million. About 82% of these CD loans were targeted at
affordable housing needs, 8% at stabilization and revitalization needs, 6% at
economic development needs, and 4% to groups providing community services.

WFB'’s financing of affordable housing projects created more than 1,200 LMI
housing units within the MSA, including housing for persons with special needs and
senior citizens. The largest loan was $14.9 million made to finance construction of a
240-unit affordable housing development targeted at LMI senior citizens. The
development is located in a moderate-income census tract. About 39% of the units
are rent restricted to persons who earn 50% or less of HUD average median family
income and the rest are restricted to persons who earn 60% or less of the average
median family income. An adjacent senior center that is owned by the city will offer
a wide array of programs and provide a service-enhanced environment to the
residents. This two-stage project required the senior center to be completed first,
and construction delays caused cost overruns and otherwise complicated the
project. WFB demonstrated flexibility in working with the city and the developer to
overcome these problems and still fund its loan.

Another CD loan in the Los Angeles-Long Beach MSA of $10.3 million financed
redevelopment of an older, mostly abandoned 92-unit affordable housing complex.
A childcare facility was added. A number of problems had to be resolved before the
loan could close, including land contamination, relocation of remaining tenants,
uncertain sources of funds for soft costs, collateralization issues, and other
difficulties, making this a very complex transaction. This loan is also an example
where WFB combined loans, grants, and investments to provide multi-faceted
support for the nonprofit partner in the transaction to help bring the project to fruition.
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Altogether, the bank’s CD lending in the Los Angeles-Long Beach MSA represented
a significant allocation of resources to meet important community needs.
Furthermore, a number of the transactions were complex, with multiple sources of
funding, multiple challenges to resolve, and multiple parties involved.

OAKLAND MSA: WFB’s community development lending had a positive impact on
the bank’s lending performance in the Oakland MSA. During the evaluation period,
the bank originated 80 community development loans totaling more than $322
million. Approximately 44% of these CD loans were targeted at affordable housing
needs, 49% at stabilization and revitalization needs, 5% at economic development
needs, and 2% to organizations providing community services. The bank’s financing
of affordable housing projects created more than 1,460 LMI housing units within the
MSA, including housing for persons with special needs and senior citizens.

The largest loan in the Oakland MSA was $27.2 million made to finance construction
of a mixed-use development in a low-income geography. The affordable housing
component of the project will have 168 units. This is a complex, multiple phase
project, which includes replacement of some existing HUD housing, environmental
abatement, creation of new housing, construction of commercial space, and creation
of an activities center and other amenities. Multiple sources of financing, including
the bank loan, LIHTCs, HUD HOPE VI funds, a CHFA Section 8 loan, grants, City of
Oakland funds, and others, added to the complexity of the transaction. Furthermore,
the need to meet the legal requirements of all of the involved entities created a
complex collateral agreement that required extra effort on the part of WFB to help
craft a structure that would satisfy all parties to the transaction. This required some
innovation and flexibility by the bank to close the deal.

WFB demonstrated leadership and innovation in the financing of a 24-unit affordable
housing project located in a moderate-income geography in a locally designated
Redevelopment and Empowerment area of East Oakland. Five of the units are
reserved for the very poor, who earn 35% or less of the State Median Income, and
eight units receive Shelter Care Plus subsidies that provide social services for the
formerly homeless and persons with special needs. WFB worked with a state
agency and a nonprofit to structure the loan, and implemented the CalHFA Loan-to-
Lender program and the nonprofit's Multi-family Housing program in this transaction.
The legal parameters of these loan programs, the use of tax-exempt bond proceeds
and LIHTCs, and the high loan-to-value created a highly complex loan structure that
required the bank to be flexible and innovative to close the transaction. The loans
described above, and other CD loans made by WFB in this MSA, represented a
significant allocation of resources to meet important community needs in this
assessment area.

ORANGE COUNTY MSA: WFB’s community development lending had a positive
impact on the bank’s lending performance in the Orange County MSA. During the
evaluation period, the bank originated 24 community development loans totaling
almost $88 million. About 56% of these CD loans financed affordable housing
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needs, 39% financed organizations providing community services, and 5% financed
economic development needs. The affordable housing loans created more than 511
LMI housing units within the MSA, with a particular emphasis on housing for senior
citizens, but which also included housing targeted at persons with special needs.

The largest CD loan in the Orange County MSA was $30.9 million term loan to
finance facilities for a health care provider that receives more than half of its
revenues from state and federal government programs for LMI persons, and which
waives substantial amounts of fees for medical care given to patients needing
financial assistance.

WEFB also made an $11.1 million loan to finance the rehabilitation of 112 units of
affordable housing located in a designated blighted area. This is the third phase of a
large affordable housing redevelopment project that involves 23 separate buildings
with varying floor plans and other structural differences that pose more than normal
construction challenges in the revitalization effort. WFB was involved in providing
funding for all three phases of this massive redevelopment effort and played a
leadership role in assembling the financing package. In addition, in this most recent
phase, the bank demonstrated flexibility in its construction loan terms by allowing the
borrower to re-borrow a portion of the loan amount to enable the investor to increase
the return through the late funding of the construction period purchase of tax credits.
Located in a predominantly Latino neighborhood, this project is service-enhanced by
offering English classes, GED classes, job training, after-school tutoring, computer
training, a subsidized lunch program, youth leadership development, and other
services. These and other CD loans made by WFB in this MSA represented a
significant allocation of resources to meet important community needs.

SAN DIEGO MSA: WFB’s community development lending had a positive impact on
the bank’s lending performance in the San Diego MSA. During the evaluation
period, the bank originated 25 community development loans totaling more than
$134 million. About 54% of these CD loans financed affordable housing needs, 38%
financed stabilization and revitalization needs, 7% financed organizations providing
community services, and 1% financed economic development needs. The
affordable housing loans created more than 580 LMI housing units within the MSA,
including projects targeted at senior citizens.

The largest CD loan is a $35 million line of credit made to an organization which
partners with an affiliated private foundation, banks, a CDFI, nonprofits, government
entities, and community groups to redevelop under-invested areas in southeastern
San Diego. This organization promotes a variety of neighborhood strengthening
activities, including the creation and growth of local small businesses by providing
them grants, lines of credit, technical assistance, organizational support, and other
assistance. The organization also channels as much work as possible to small,
community-based businesses, including women- and minority-owned businesses.
WEFB'’s loan was used primarily to help fund the redevelopment of an abandoned
plant site and adjacent vacant land into a mixed use commercial, cultural, and
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educational center located in a low-income census tract, in a federally designated
Enterprise Zone. There had been no new development in this area in over ten
years, and no grocery store in more than thirty years. The project includes a WFB
branch and a grocery store and is expected to create at least 360 construction jobs
and as many as 1,800 permanent jobs once it is completed. The spin-off effect from
it fully affects surrounding neighborhoods because the project includes programs for
small local contractors to perform part of the work and builds business skills by
managing small sub -projects and the associated lines of credit that fund the work.
WFB utilized interest rate concessions and flexible underwriting standards in this
credit facility, including concessionary rates for some leases to enable
concessionary rental rates that would help entice occupants. In addition to this CD
loan, WFB used investments and grants in this organization to provide multi-faceted
support to an organization and its cornerstone project that will have a significant
positive impact on the community. This and other CD loans made by the bank in
this MSA represented a significant allocation of resources to meet important
community needs.

SAN FRANCISCO: WFB’s community development lending had a positive impact on
the bank’ lending performance in the San Francisco MSA. During the evaluation
period, the bank originated 66 community development loans totaling more than
$110 million. About 67% of these loans financed affordable housing needs, 30%
financed organizations providing community services, and 3% financed economic
development needs. The affordable housing loans created more than 750 LMI
housing units within the MSA, including housing targeted at persons with special
needs, senior citizens, and first time homebuyers.

WFB made a $9 million bridge loan to a neighborhood development corporation to
finance the acquisition of an old hotel and renovate it into a 178-unit affordable
housing project. A for-profit developer had acquired the property in order to upgrade
it and increase rents to market rates. However, bank financing in partnership with
the efforts of the nonprofit neighborhood development corporation and the Mayor’s
Office of Housing succeeded in preserving the property for affordable housing use.
In addition to keeping rents affordable, forty-four of the units will be designated for
HUD Section 8 housing subsidies. The property is located in the lowincome
Tenderloin District, which has a high concentration of homeless persons and
addicts. The property is service-enhanced, with two onsite social workers. Tenants
are eligible and encouraged to participate in the various counseling and training
programs offered by the neighborhood development corporation. The rehabilitation
of the property is being done in stages in order to minimize the impact on existing
tenants, and this approach presents special challenges and risks for the lender and
the developer.

Another $5.1 million loan financed construction ofa 29-unit affordable housing
project in the Tenderloin District of San Francisco, where seven units were
designated for participation in the HUD Section 8 Certificate Program and the
remaining units were restricted to occupants who earn 45% or less of the HUD
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average median family income. WFB collaborated with the Mayor’s Office of
Housing, other financial institutions, and a nonprofit in the project. Multiple sources
of funds for this project included grants, bank loans, LIHTCs, and AHP funds. WFB
played a leadership role in this project by coordinating the structure and timing of the
funding, as well as the collateral agreements for the various participants. In both of
the affordable housing projects described above, WFB not only provided CD loans,
but also used various combinations of investments, grants, and technical assistance
in a multi-faceted approach to support the efforts of its nonprofit partners and bring
the projects to fruition.

Product Innovation and Flexibility

WEF uses flexible lending programs to enhance its efforts to meet the credit needs in
its AAs, including those of LMI persons and businesses. The use of these programs
enabled the bank to be more effective in meeting community needs for affordable
home loans and loans to businesses. The National Homeownership Program,
offered in partnership with Freddie Mac, allows LMI individuals who would not
normally qualify, to obtain financing. The program is innovative in its underwriting
and is not offered by other banks in the state. During the evaluation period, WFB
originated 2,818 loans totaling $556 million under this program in the state.

The bank created a special unit that administers subsidized affordable housing
bonds and DAPs. The unit maintains an up-to-date database of available program
and the underwriting criteria that are available on-line to mortgage originators and
underwriters throughout the bank’s market areas. The bank uses this information to
assist customers by advising them of, and helping them to apply for, programs
available to them. The unit was developed to increase the volume of loans under
these programs that predominantly benefit LMI individuals and households. During
the evaluation period WFB extended 1,456 bond loans, totaling over $240 million
under this program, and almost 2,000 DAP loans were used to assist customers
purchase homes.

WFB participates in a collaborative effort with the National Community Reinvestment
Coalition, the SBA, and other major banks to pilot an SBA program which focuses on
minority- and women-owned businesses and businesses located in LMI
communities. The SBA Community Express Program fills the gap between the
regular SBA Express program and SBA 7(a) by offering a maximum loan amount of
up to $250,000. WFB refers small business customers who do not meet standard
SBA criteria to local nonprofits, which in turn provide the needed guidance to qualify
the borrower for the Community Express product, as well as ongoing technical
assistance to after their loan closing. WFB originated 191 SBA Community Express
loans totaling a little over $23 million in California during this evaluation period.

The utilization of flexible lending programs, as well as a willingness to collaborate
with government organizations and nonprofits in these programs, demonstrates
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additional responsiveness to area credit needs and had a positive effect on the
bank’s overall performance under the lending test.

Conclusions for Areas Receiving Limited-Scope Reviews

Based on limited-scope reviews, Lending Test performance in the Bakersfield,
Fresno, Merced, Modesto, Redding, Riverside-San Bernardino, Sacramento, San
Luis Obispo, Santa Barbara, Santa Cruz-Watsonville, Santa Rosa, Stockton-Lodi,
Vallejo-Fairfield-Napa, Ventura, and Visalia MSAs and the Greater Rural California
AA is not inconsistent with the bank’s overall excellent performance in the state.
Performance in the Chico-Paradise, San Jose, Yolo, and Yuba City MSAs is
somewhat weaker than the overall excellent performance in the state. Performance
in the Salinas MSA is significantly weaker. Weaker performance is generally due to
a less favorable geographic and borrower distribution of small loans to businesses
and home mortgage loans, as well as lower levels of CD loans. Performance in the
limited scope AAs did not influence the Lending Test rating in California.

INVESTMENT TEST

WFB'’s Investment Test performance in California is rated Outstanding. Based on
full-scope reviews, the bank’s performance in the Los Angeles-Long Beach and San
Diego MSAs is excellent. Performance in the Oakland, Orange County, and San
Francisco MSAs is good. Performance in the limited-scope AAs did not influence
the overall Investment Test rating for California.

Our analysis considered the volume of the bank’s qualified investments, the
complexity of the transactions, and leadership attributes. Some of WFB'’s
investments demonstrate elements of leadership and innovation. In some cases,
different parts of the bank, such as Wells Fargo Home Mortgage, the Foundation,
and the Wells Fargo CDC, collaborated to deliver a coordinated menu of CD
investments, loans, and services to selected nonprofits to assist in the creation of
community development projects. The enhanced impact of this approach was
included in our analysis of Investment Test performance. Also included in our
analysis were current period statewide investments in an SBIC and five different
loan funds. We gave favorable consideration to significant levels of unfunded
commitments in several AAs with regard to the bank’s investment activity and
capacity.

Within the context of the opportunities and resources available, WFB'’s performance
is considered excellent by participating in a level of investments that is responsive to
a wide variety of important community development needs. During the evaluation
period, WFB funded 4,038 investments, benefiting in excess of 2,000 different
entities that meet community development needs in the AAs.
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Conclusions for Areas Receiving Full-Scope Reviews

Refer to Table 14 inthe State of California section of Appendix D for the facts and
data used to evaluate the bank’s performance under the Investment Test.

LOS ANGELES-LONG BEACH MSA: WFB'’s Investment Test performance in the
Los Angeles-Long Beach MSA is excellent. WFB made 1,038 new investments in
the MSA totaling more than $89 million benefiting more than 560 organizations.
Prior period investment balances total another $10 million.

WEFB’s investments in CDFIs, revolving loan funds, LISC, LIHTCs, CRA targeted
municipal bonds, revolving loan funds, CDCs, nonprofits, a GNMA security, MBS,
grants, and donations provided financing for more than 12 different single-family and
multi-family housing projects, three senior living centers, shelters for the homeless,
and other kinds of CD initiatives. More than 80% of the bank’s larger dollar
investment transactions in this MSA went to finance affordable housing, the AA’s
primary need, followed by economic development. Equity investments and low
income housing tax credits were the predominant investment vehicles. Other
investments consisted primarily of grants and donations to local or regional
organizations supporting various community development initiatives.

One of the bank’s largest investments in California is a $15 million investment in a
private equity fund for construction and development of retail, commercial, industrial,
multifamily, and select single housing opportunities in and adjacent to LMI
communities. Almost $2.4 million of that investment benefits the Los Angeles-Long
Beach MSA, and varying amounts benefit the San Diego, Orange County, and
Ventura MSAs. The focus of this fund, in which WFB is the lead bank investor, is on
economic revitalization of LMI areas in central cities and older suburbs, with the long
term goal of enhancing business opportunities, job creation, and affordable housing.

WFB made a number of investments in amounts between $150 thousand and $500
thousand in nonprofits that produce or preserve affordable housing, provide service
enriched affordable housing, provide affordable rental units for LMI senior citizens,
and provide technical assistance and other support for small businesses. Some of
these investments met the important need for predevelopment funding of projects,
which is often the biggest hurdle nonprofits encounter in their work. In some of
these investments, WFB partnered with nonprofits or government entities in order to
focus its investment efforts on specific community needs and to amend the bank’s
normal investment procedures to fit specific situational requirements.

OAKLAND MSA: WFB'’s Investment Test performance in the Oakland MSA is good.
WFB made 360 new investments in the MSA totaling more than $18 million, which
benefited about 205 different organizations. These investments helped finance at
least seven different multi-family and single-family affordable housing projects,
shelters for the homeless, and an affordable housing project for senior citizens.
Prior period investment balances total another $4.6 million, and the 16 prior period
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and current period statewide investments benefit this MSA, as well. A high level of
unfunded commitments, at $10.5 million, reflects favorably upon the bank’s ongoing
capacity and responsiveness to support CD initiatives in this MSA.

The bank’s investments in the Oakland MSA include $3 million to an entity focused
on providing capital toward affordable housing in six bay area counties, with a
primary emphasis on the City of Oakland. These funds target revitalization of low-
income neighborhoods while supporting the skills and resources of not-for-profit
affordable housing developers.

In another investment, WFB provided $500,000 toward a city program that acquires
and develops, through not-for-profit intermediaries, affordable single -family housing
in LMI communities within the City of Richmond. This innovative, five-year program
is focused on providing housing units on vacant, abandoned, or blighted properties
in developed neighborhoods and to make them available for resale to LMI
households. The program also has a first- time homebuyer-counseling component.
WFB is the sole financial institution to respond to the City of Richmond’s solicitation
for investment in this program. WFB'’s funds are combined with city resources and
grants to finance the difficult acquisition/predevelopment cost stage for each
property, and are recycled into the program when construction financing occurs. In
this way, it is estimated that WFB’s investment can help fund acquisition and
development of 30-35 affordable single-family homes annually.

Virtually all of the bank’s larger current period investment transactions went to
affordable housing causes in the Oakland MSA, the AA’s primary need. LIHTCs and
equity investments comprised most of the investment type transactions. Other
investments consisted primarily of grants and donations to local or regional
organizations supporting various community development initiatives.

ORANGE COUNTY MSA: WFB’s Investment Test performance in the Orange
County MSA is good. WFB made 400 new investments totaling more than $20
million, which benefited about 218 different organizations. In addition, prior period
investments total $1 million. The 16 statewide investment transactions benefit this
MSA as well.

The bank’s investments in the Orange County MSA include a $1 million equity
investment and placed deposits in a CDFI whose mission is to transform declining
neighborhoods and provide services to first time LMI homebuyers with down
payment, closing cost, and loan qualification assistance. WFB'’s involvement led to
an accommodating structure that provides predevelopment capital to developers
building affordable housing while helping first time homebuyers with access to low-
cost financing. WFB was also the first bank to invest in this multi-layered investment
vehicle. This is another example where the bank’s coordinated, multifaceted
involvement with an organization through an equity investment, a placed deposit,
mortgage referrals, technical assistance, and home ownership seminars enhance
the overall impact of the bank’s work with this organization.
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Nearly all of the bank’s larger investments went to affordable housing causes, the
AA’s primary need, followed by economic development. Nearly half of these
investment types were in the form of LIHTCs, followed by equity investments. The
bank’s investments helped fund at least nine different multi-family and single-family
affordable housing projects, homeless shelters, and day care centers. Other
investments consisted primarily of grants and donations to local or regional
organizations supporting various community development initiatives.

SAN DIEGO MSA: WFB'’s Investment Test performance in the San Diego MSA is
excellent. WFB made 406 investments in the MSA totaling more than $37 million,
which benefited about 219 different organizations. In addition, prior period
investments totaled another $3.3 million. The 16 statewide investments also benefit
this MSA.

WEFB'’s investments in the San Diego MSA included a $15 million New Markets Tax
Credit (NMTC) from an entity that focuses on redevelopment projects in cities and
older suburbs. WFB was the first investor and is the lead investor in this fund, which
helped finance a project located in a low-income geography that is in a designated
State Enterprise Zone and a Federal Enterprise Community. WFB facilitated the
project by making funding concessions to the developer, and fostering a structure of
flexible lease underwriting and concessionary rents with the tenants. In this manner,
WFB demonstrated leadership and innovation in this large investment. In addition,
the bank provided $500,000 to a not-for-profit entity based in San Diego whose
mission is to develop affordable housing, create home-ownership opportunities, and
provide community-based financial education to LMI communities throughout San
Diego County. The bank’s proceeds helped capitalize a fund directed at
predevelopment and land acquisition for affordable housing initiatives. WFB was the
first and largest investor in this fund.

About 69% of the bank’s larger investment transactions went to finance economic
development, an important need in the MSA, as evidenced by the existence of State
and Federal Enterprise Zones. About 28% of investments financed affordable
housing, another important need in this MSA, and the remainder financed provision
of community services. The bank’s investments helped fund at least seven different
affordable housing projects, homeless shelters, food banks, a clinic, a community
center for senior citizens, and other CD activities. Nearly half of the numbers of
these investment types were in the form of low-income housing tax credits, followed
by equity investments. Other investments consisted primarily of grants and
donations to local or regional organizations supporting various community
development initiatives.

SAN FRANCISCO MSA: WFB'’s Investment Test performance in the San Francisco
MSA is good. WFB made 539 new investments in the MSA totaling almost $30
million, which benefited about 307 different organizations. Prior period investment
balances total another $12.4 million and the 16 statewide investments that benefit
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this MSA reflect favorably upon WFB’s ongoing capacity and responsiveness to
support CD initiatives in this MSA. During this evaluation period, WFB received an
award from the Mayor’s Office of Community Development for its support of
affordable housing and small business initiatives in San Francisco, which reflects the
bank’s good performance in this MSA.

A little over half of the bank’s larger investment transactions went to affordable
housing causes, one of the MSA'’s primary needs, followed by economic
development. Equity investments and low-income housing tax credits were the
predominant investment vehicles. These investments helped fund at least 18
different multi-family and single-family affordable housing projects, homeless
shelters, centers for LMI senior citizens, a micro-enterprise loan fund, and other CD
initiatives. Other qualified investments consisted primarily of grants and donations to
local or regional organizations supporting various community development

initiatives.

WFB’s investments in the San Francisco MSA include $7.5 million to a private equity
fund that supports mid-to-late stage growth companies in technology, healthcare,
and specialty consumer goods companies located in targeted LMI San Francisco
Bay area neighborhoods. The purpose is to spur business opportunities in LMI
areas and job growth for LMI individuals. WFB took the lead in this initiative by
being the first and largest participant in this fund. The bank also helped secure
financial commitments from other institutions, and a bank employee serves as an
advisory board member.

In 2003, WFB invested $500,000 in a program designed to revitalize the city’s
neighborhood commercial corridors. Coordination with city government was
conducted to identify and provide funding arrangements to eligible businesses. For
the transaction to occur, WFB amended its investment policies and was the only
private capital investor in the program. WFB also invested $500,000 in a San
Francisco based CDC whose mission is to help provide affordable housing and
enhance the quality of life for low-income residents in San Francisco’s Chinatown,
North Beach, and Tenderloin neighborhoods. Overall, this CDC helped build over
2,200 units of affordable housing and provide supportive services to 1,500 low
income citizens, many of whom were previously homeless. This investment is an
example of where different parts of WFB collaborated to provide this CDC with
multifaceted financial and technical assistance to maximize the impact of the bank’s
work with this organization.

Conclusions for Areas Receiving Limited-Scope Reviews

Based on limited-scope reviews, WFB'’s Investment Test performance in the
Bakersfield, Chico-Paradise, Fresno, Merced, Modesto, Redding, Sacramento,
Salinas, San Luis Obispo, Santa Barbara, Santa Cruz-Watsonville, Santa Rosa,
Stockton-Lodi, Ventura, Visalia, Yolo, and Yuba City MSA AAs, as well as the
combined Greater Rural AA, was weaker than the bank’s overall performance under
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the Investment Test for California. This is primarily due to a lower level of
investments in relation to available resources. The bank’s performance in the
Riverside-San Bernardino, San Jose, and Vallejo-Fairfield-Napa MSAs is consistent
with the bank’s overall performance under the Investment Test for California. This is
primarily due to a high level of investments in relation to available resources.
However, performance in the limited-scope areas did not significantly influence the
overall rating for the state.

SERVICE TEST

WFB'’s Service Test performance in California is rated Outstanding. Based on full-
scope reviews and considering the effect of bordering branches as described below,
performance is excellent in the Oakland MSA and San Francisco MSAs.
Performance is good in the Orange County, Los Angeles—Long Beach, and San
Diego MSAs. Performance in limited-scope AAs had an overall positive impact
Service Test rating for California.

Conclusions for Areas Receiving Full-Scope Reviews

Retail Banking Services

Refer to Table 15 in the State of California section of the Appendix for the facts and
data used to evaluate the distribution of the bank’s delivery system and branch
openings and closings.

The analysis of WFB'’s distribution of branches primarily focused on the geographic
distribution of the branch by income level of the area. However, the analysis also
considered the bank’s branches that border LMI geographies (see the discussion of
bordering branches in the Ratings section of the Description of Evaluation Process
in this document).

WFB provides banking services that are accessible to essentially all portions of the
bank’s AAs. WFB'’s delivery systems have excellent accessibility to census
geographies and individuals in the Oakland and San Francisco MSAs, good
accessibility in the Los Angeles-Long Beach and San Diego MSAs and adequate
accessibility in the Orange County MSA. Alternate delivery systems help
accessibility throughout all geographies. However, WFB did not have demographic
information on the effect these systems had on improving services to LMI areas or
individuals. Therefore, we could not place significant weight on the systems when
drawing our conclusion. Branch opening and closing activity in LMI areas did not
have an impact on the overall evaluation of Service Test performance in California,
but did affect the evaluation in some individual MSAs.

WEFB offers an extensive array of credit and deposit banking products to serve
individuals, households, small businesses, and small farms. See the Lending Test
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for the impact of the credit products on LMI geographies or borrowers. The bank
also offers a full range of alternative delivery systems including ATMs, banking by
phone or mail, and 24/7 on-line Internet banking. These options give the bank’s
customers an opportunity to choose the method of banking that suits them best.
During this evaluation period, WFB also began accepting Mexican Matricula
Consular identification for opening new banking accounts. This practice, in
conjunction with its low-fee InterCuenta Express wire transfer services to Mexico,
enhanced service to the traditionally un-banked Hispanic population. Furthermore,
WFB also launched a Spanish language version of its website, becoming the first
major bank to offer an online financial literacy program in Spanish in most of its
markets. WFB was the first large national bank to offer these services in this MSA.

WFB'’s business hours were comparable among all locations regardless of the
income level of the geography. There were no major inconsistencies between
branches in this regard.

LOS ANGELES-LONG BEACH MSA: WFB'’s service delivery systems in the Los
Angeles—Long Beach MSA provided good accessibility to all portions of the bank’s
MSA. WEFB’s distribution of branches in low-income geographies is somewhat below
to the population distribution but near to the population distribution when considering
the bordering branch. WFB'’s distribution of branches in moderate-income
geographies is significantly below the population distribution but somewhat below
the population distribution when considering the bordering branches. One bordering
branch increased the accessibility of banking services to low-income geographies
and 12 of these branches added to the accessibility of services to moderate-income
geographies.

Branch opening and closing activity was low in this MSA, but did have a positive
effect upon the MSA evaluation of bank performance. During the evaluation period,
WFB opened one branch in a moderate -income geography whose location was
specifically targeted to deliver services to an under banked area. This opening
occurred in the predominantly Hispanic community of Pacoima, where there is a
heavy concentration of Mexican immigrant families with inadequate access to
banking services. The branch was designed to incorporate cultural features
intended to appeal to the local community, and product and service materials are
bilingual, all of which enhances the service delivery package.

OAKLAND MSA: WFB'’s service delivery systems in the Oakland MSA provided
excellent accessibility of services to all portions of the MSA. The bank’s distribution
of branches by income level of geography exceeded the population distribution in
low-income geographies, and was near to the population distribution in moderate -
income geographies. When considering bordering branches, WFB'’s distribution of
branches is enhanced in moderate-income geographies. The bank has three
bordering branches to moderate-income geographies that increase access to
banking services.
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WEFB'’s branch opening and closing activity in this MSA had some negative impact
upon the provision of services to moderate-income geographies, with a loss of two
branches. Still, most of these sites had other WFB branches within reasonable
proximity maintaining the bank’s overall excellent accessibility to its retail banking
services.

ORANGE COUNTY MSA: WFB'’s service delivery systems in the Orange County
MSA provided adequate accessibility to all portions of the MSA. WFB has no
branches in low-income geographies, while its distribution of branches in moderate-
income geographies was near to the population distribution in moderate -income
geographies. When considering bordering branches, WFB'’s distribution of branches
is enhanced in moderate -income geographies. The bank has six bordering
branches to moderate-income geographies that increase access to banking
services.

WFB'’s branch opening and closing activity had some positive impact upon the
provision of services to moderate-income geographies in the MSA, with an increase
of one branch. This helped the bank maintain an overall adequate level of
accessibility to its retail banking services.

SAN DIEGO MSA: WFB'’s service delivery systems in the San Diego MSA provided
good accessibility to all portions of the MSA. WFB'’s distribution of branches by
income level of geography was below the population distribution in low-income
geographies, and was near to the population distribution in moderate-income
geographies. When considering bordering branches, WFB’s distribution of branches
is enhanced in moderate -income geographies. The bank has five bordering
branches that increase access to banking services in moderate-income
geographies.

WFB'’s branch opening and closing activity had a positive impact upon the provision
of services to moderate -income geographies, with an increase of three branches.
Further, to enhance the bank’s delivery of services to the MSA's traditionally under
banked Hispanic and immigrant population, WFB opened a unique, limited service
banking office across from the Mexican Consulate, called Wells Fargo Centro
Hispano. The office is staffed with bilingual employees, and offers deposit accounts,
debit cards, credit cards, InterCuenta Express money transfer accounts, financial
information, and the Dinero Al Instante money transfer program for those persons
without banking accounts. The location of this office helps low-income residents
access the bank’s financial services helping offset the bank’s limited branch
distribution in low-income geographies, and maintaining an overall good level of
accessibility to its retail banking services.

SAN FRANCISCO MSA: WFB'’s service delivery systems in the San Francisco MSA
are readily accessible to all portions of the AA. WFB’s distribution of branches by
income level of geography greatly exceeded the population distribution in low-
income geographies, and was near to the population distribution in moderate-income
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geographies. When considering bordering branches, WFB'’s distribution of branches
is enhanced in LMI geographies. The bank has one bordering branch to low-income
geographies and four to moderate -income geographies augmenting the accessibility
of banking services.

In general, WFB’s branch opening and closing activity had a positive impact upon
the provision of banking services to LMI geographies, with an increase of three
branches in low-income geographies and a loss of one branch in moderate-income
geographies. During the evaluation period, WFB opened one branch in a low-
income census tract which was specifically targeted to deliver services to an under
banked area. This opening occurred in the predominately AfricanrAmerican
community of Bayview/Hunter’s Point, one of the lowest income neighborhoods in
San Francisco. The branch was designed to incorporate cultural features intended
to appeal to the local community, enhancing the service delivery package. WFB
exerted special effort in coordinating with community groups to establish this facility.

Community Development Services

During the evaluation period, the level of CD services WFB provided in the full-scope
MSAs had an overall positive influence on the bank’s Services Test performance in
the state of California. WFB 's level of CD services was excellent in the Los
Angeles-Long Beach, Orange County, and San Francisco MSAs and good in the
Oakland and San Diego MSAs.

The bank’s CD services were evidenced by the volume of CD services; the unique
nature of some of the services; and the leadership provided by WFB patrticipants.

LOS ANGELES-LONG BEACH MSA: WFB’s CD services had a significantly positive
impact on the bank’s Service Test performance in the Los Angeles-Long Beach
MSA. WFB's high volume of services evidenced its responsiveness to the
community’s needs.

The bank had 210 different community development services that benefited
approximately 91 different organizations. These services include participation as
members on Boards of Directors, officers, teachers, council members, committee
members, and advisors. In many cases, this participation was in the form of
leadership positions in these organizations, by assuming officer and director
responsibilities. These activities advised the groups on budgeting, financing,
investing, project targeting, formulating policies and procedures, and developing
training curriculums. Further enhancing these activities, bank employees conducted
a number of general banking, homebuyer, and small business seminars.

Augmenting these services was WFB’s Hands On Banking online financial literacy

program. This bi-lingual program educates the public about general economic and
banking principles and is available through the Internet and via CD-ROM disks
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provided free of charge. This service is available to all residents of the MSA
therefore the benefit to LMI residents was not readily ascertained.

Of note was the bank’s lengthy work with local community groups and an Economic
Development Corporation to lay the groundwork for the establishment of the
Pacoima branch, which demonstrated leadership. This teamwork approach resulted
in the establishment of a branch, and the resultant creation of jobs, in an under
served Hispanic community in Los Angeles.

OAKLAND MSA: WFB’s CD services had a positive impact on the bank’s Service
Test performance in the Oakland MSA. WFB'’s high volume of services evidenced
its responsiveness to the community’s needs.

The bank had 46 different CD services that benefited approximately 31 different
organizations. In this MSA, Wells Fargo’s CDC and Mortgage Lending line of
business cooperated to deliver first time homebuyer seminars. In this work, they
collaborated with a local association that assists L MI African American construction
workers with credit repair, homebuyer education, and affordable housing. In
addition, in this MSA the bank operates a mobile technology center called The Wells
Fargo eBus. This facility is outfitted with satellite Internet access and 30 computer
stations. WFB partners with a 